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CHAPTER 1 


INTRODUCTION 


In February, 1974 the COLUC Task Force authorized Clayton 
Research Associates to undertake a study of future housing and 
residential land requirements in the COLUC Area. This study was to 
prepare projections of housing and residential land requirements 
for the overall COLUC Area and 23 urban places within tne COLUC 
Area for the following periods: 1971-1986, 1986-2001 and 
200l-maturity. Maturity is defined as the point in time when an 
urban place is performing the functions and role defined for it 
in the COLUC Mature State Plan. 

The study was to be done in two phases. Phase 1 was to 
include the consultant's "best estimates" of housing and residential 
land requirements for the overall COLUC Area and each of 23 
urban places. These "best estimates" were to be based on the 
assumption that the impact of government activities and programs 
on housing and land markets within the COLUC Area will continue 
to be about the same as it has been over the past decade or two. 

Phase 2 of the study was to assess the implications for 
housing and residential land requirements of alternative packages 
of provincial housing policies, i.e., policies other than those 


implicit in the "best estimate" projections. 
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Our Phase 1 Report was submitted to the COLUC Task Force in 
March, 1974. The present report combines the analysis and findings 
of both phases of our study into a single final report. 

The main body of our report briefly outlines our general 
approach and presents the housing and residential land requirement 
projections. For the reader interested in the detailed analyses 
underlying our projections, a series of technical appendices 
arewalso aneluded. 

The reader is urged to exercise proper caution in interpreting 
the results of the study. The housing and residential land requirement 
projections are the product of numerous assumptions related to 
population growth, population age distribution, average household 
size, housing preferences, housing cost/income relationships, housing 
mix and density ratios. An effort has been made in the technical 
appendices to make our assumptions explicit. In addition, sufficient 
statistical material is included to allow the reader to readily 
calculate the implications for residential land requirements of 
alternative assumptions which he or she might consider to be more 
reasonable. 

Chapter 2 of the report outlines our general approach for 
projecting housing requirements by type and residential land 
requirements for the overall COLUC Area. In addition, our "best 
estimate" projections of housing and residential land requirements 
for the 1971-1986 and 1986-2001 periods are set forth. 


Chapter 3 briefly describes a computer model developed 
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especially for this study to assist in the allocation of overall 
COLUC Area housing and residential land projections to 23 urban 
places. Our "best estimates" of housing and residential land 
requirements by urban place for the 197l-maturity period are also 
presented. 

And Chapter 4 considers the implications for total residential 
land requirements in the COLUC Area of five alternatives to our 
"best estimate" projections. Land projections by urban place 
for one of the alternatives are compared with the "best estimate" 


projections over the 197l-maturity period. 
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CHAPTER 2 


PROJECTIONS OF HOUSING AND RESIDENTIAL 
LAND REQUIREMENTS FOR THE 


COLUC AREA, 1971-2001 


Preparation of our "best estimate" projections of housing 
and residential land requirements for the 1971-1986 and 1986-2001 
periods is done in two stages: firstly, projections of housing 
and land requirements for the overall COLUC Area are prepared 
and, secondly, these projections for the overall COLUC Area are 
allocated among 23 urban places. This chapter briefly describes 
the approach used to develop the overall COLUC Area "best estimate" 
projections of housing requirements by type and residential land 


requirements and summarizes the actual projections. 


1. GENERAL STRUCTURE OF OVERALL COLUC AREA RESIDENTIAL LAND 
REQUIREMENTS MODEL 


Chart 1 outlines the variables which form part of the model 
used to generate projections of housing requirements by type and 
total residential land requirements for the overall COLUC Area. 

Total population is separated into six age groups. Total 
family and non-family households are forecast by multiplying the 
population in each:age group by the appropriate household/ 


population ratios. 
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‘Chart 1: STRUCTURE OF OVERALL COLUC AREA RESIDENTIAL 
LAND REQUIREMENTS MODEL 


: Total Population | 
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Non-family households are assumed to live in high density 
housing (high-rise apartments) while family households live in 
both family-type accommodation (eng. . single-detached, semi-detached, 
and duplex houses, and townhouses) and high density housing. 

Estimates of "normal" vacancy rates are applied to the stock 
of occupied family-type accommodation and high density housing to 
produce projections of the total stock of each of these housing 
types. Housing requirements are calculated by taking the increase 
in the total housing stock between the end and beginning of a 
specified time period. 

Housing requirements are then separated into four types 
of housing: low density (single-detached, semi-detached and duplex 
units), medium density (row units, townhouses, etc.), lower-density 
high density housing (suburban type high rise units) and higher- 
density high density housing (central city high rise units). 
Finally, density ratios (units per acre) are applied to each type 
of housing requirement in order to project total gross residential 


land requirements. 
# 
1. HOUSEHOLD PROJECTIONS 


Projections of total population and the age composition of 


the COLUC Area population for the years 1986 and 2001 were provided 


% 
See Appendix A for a complete description of the household 
projections. 
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by the COLUC Support Staff. Household/population ratios by 
age group of population for 1986 were based upon preliminary 
projections in a recent Central Mortgage and Housing Corporation 
study dealing with net household formation in census metropolitan 
areas eran Canada.” Ratios for the year 2001 were derived by the 
consultant from data included in the CMHC study. Projections of 
households were made by multiplying the population projections by 
age group for 1986 and 2001 by the relevant household/population 
ratios. 

Total population of the COLUC Area, according to the projections 
provided us by the COLUC Support Staff, is expected to increase 
VOMaLMOstuDiiaiwaidtOonmpersons, 2n 200L from about 3.3 million 


4 Total households in the COLUC Area are expected 


persons in HO aleas 
to increase rapidly from approximately 985,000 households in 1971 
to about 1,700,000 and 2,400,000 households in 1986 and 2001 
respectively. 

The growing relative importance of non-family households 
which has characterized the postwar period throughout the country 


is expected to continue in the COLUC Area over the 1971-2001 


period. Non-family households as a proportion of total 


* John S. Kirkland, Demand for Housing in Canada (Ottawa: 
CMHC, 1973). | 

Table 1 at the end of the chapter summarizes the COLUC Area 
projections of population, households, housing requirements, and 
residential land requirements. 
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households are projected to increase from an estimated 20 percent 
in 1971 to about 29 percent in the year 2001. Average household 
size is expected to decline from 3.4 persons in 1971 to 2.6 


persons in 1986 and 2.4 persons in 2001. 
CAS ene ND SEN HOUSENGRO LARS BY TYPE” 


As a basis for converting our household projections into 
housing requirements by type, an analysis was undertaken to identify 
and to try to explain trends in housing starts by type in the COLUC 
Area over the past 10-15 years. As part of the analysis trends in 
the COLUC Area were compared with selected other areas. 

several interesting features were found in the past pattern 
of housing starts in the COLUC Area. Firstly, apartments have 
been a prominent component of total housing starts as far back 
as the early 1950's, accounting for about one-third of total starts 
at that time. Secondly, during the late 1950's and the decade 
of the 1960's apartment starts as a proportion of total housing 
starts moved Sheeoly. upward. This was part of a nation-wide 
trend. Thirdly, apartment starts as a proportion of total starts 
declined sharply during the early years of the 1970's. Again, 
this relative decline in apartment starts appears to be a nation- 


wide phenomenon. Lastly, semi-detached, duplex and row dwelling units 


*see Technical Appendix B for a complete analysis of past 
trends in housing starts by type of unit in the COLUC Area. 
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in the early 1970's accounted for a significantly greater share of 
total housing starts in the COLUC Area than in the earlier periods. 

In Spite of generally higher levels of family income in the 
COLUC Area, it appears that over the past decade or two many 
families who would prefer to live in family-type accommodation, 
and who could do so in many other parts of the country, have 
had to occupy apartments. In recent years almost all new apartment 
construction in the COLUC Area has been of the high rise 
variety, which is not considered to be a suitable form of housing 
for families by many observers of the social scene. 

The trend toward increased apartment construction in the 
COLUC Area during the 1960's probably reflected the increased 
role of non-family households in the housing market and a combination 
of preferences and rising home-ownership costs (relative to 
incomes) for family households. Increases in the proportion of 
families residing in apartments during the 1960's were probably 
about one-third due to preferences and two-thirds to a housing 
cost/income squeeze. 

In the early 1970's it appears that a major switch has taken 
place in the type of accommodation preferred by younger families; 


fewer families under the age of 35 now want to live in apartments. 


3. TRENDS IN VACANCY RATES AND NET REPLACEMENT DEMAND* 


Total housing requirements in the study are defined to include 


*See Technical Appendix C for a complete discussion of past 
trends in vacancy rates and net replacement demand. 
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increases in vacancies and net replacement demand as well as net 
household formation. Vacant dwellings may be dwellings which have 
been previously occupied or newly completed units. Net replacement 
demand represents the net effect on the supply of housing of losses” 
from the stock of housing due to demolitions, fires, abandonments, 
conversions of residential structures to non-residential uses 
and net additions to the housing stock from conversions of non- 
residential structures to residential uses, conversions of single- 
detached houses into two-unit structures, etc. 

It is concluded that the "normal" vacancy rate in the COLUC 
Area is in the 1.5-2.0 percent range for family-type accommodation 
and 4-5 percent for high rise apartments. 

Past trends in the magnitude of net replacement demand in 
the COLUC Area can not be reliably determined. What little evidence 
there is suggests that net replacement demand has been only a small 


component of total housing requirements in the Area. 
4, PROJECTIONS OF HOUSING REQUIREMENTS * 

Separate projections of demographic housing requirements (net 
household formation) and requirements due to increases in vacancies 


are made for the 1971-1986 and 1986-2001 periods. Because it was 


- *Pechnical Appendix D contains a complete discussion 
of the housing projections by type of unit. 
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not possible to obtain reliable data on past trends in net replacement 
demand and, as it appears that this component of housing requirements 
is relatively small and is assumed to remain so over the 1971- 

2001 period, projections of net replacement demand are not made.” 

Projections of housing requirements are made for low density 
housing (single-detached, semi-detached and duplex units), medium 
density housing (row units, stacked townhouses, etc.) and two 
groupings of high density housing (high-rise apartments). 

A key assumption underlying the projections of housing 
requirements by type is that the rise in the costs of single- 
detached houses will outpace the increase in family incomes. 
Consequently, an increased proportion of family households will 
be "forced" to live in high-rise apartments. 

Over the 1971-2001 period the projections indicate that 
about 1.5 million new housing units will be required in the COLUC 
Area. Total housing requirements are about the same over each of 


the 1971-1986 and 1986-2001 periods. 


*Net replacement demand is likely to remain a relatively 
small component of housing requirements over the 1971-2001 
period providing that: (a) unrealistically low rent ceilings are 
not imposed on privately-owned accommodation; (b) government 
subsidized rental direct construction housing programs (excluding 
rent supplement programs) account for no more than 15-20 percent 
of total rental housing starts; or (c) that social conditions in 
the central cities of the COLUC Area do not deteriorate as they 
have in many large U.S. urban areas. 
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Almost 70 percent of total housing requirements in each of 
the 1971-1986 and 1986-2001 periods are projected to be high 
Gensity units. The proportion of low density units declines from 
about 19 percent in the 1971-1986 period to 11 percent in the 1986- 
2001 period while a corresponding increase takes place in medium 


density housing. 
5. PROJECTIONS OF RESIDENTIAL LAND REQUIREMENTS” 


The projections of residential land requirements are in 
terms of gross rather than net acreages. Thus in addition to the 
sites on which housing is located land for local streets and local 
community facilities such as schools, parks and shopping centres is 
included. The land projections are calculated by multiplying 
housing requirements by type by the appropriate density ratios 
(units per acre). 

The projections of residential land requirements indicate 
that a total of about 59,500 acres of land will be needed over the 
entire 1971-2001 period, with almost 60 percent of this land needed 
during the 1971-1986 period. Most of the land is needed to 
provide for low density housing. It should be noted that while 
most of the required land will be previously undeveloped land, 

a small proportion of the high density housing will likely be 


constructed on redeveloped sites. 


*See Technical Appendix D for a complete discussion related 
to these projections of residential land requirements. 
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Table 1; SUMMARY OF "BEST ESTIMATE” PROJECTIONS, 
COLUC AREA, 1971-2001 


Total Population (000's of Persons) 


Density Ratios (Dwellings per Gross Residential Acre) 
; 1971-19 . 1986-2001 
ar ON Ons roa. 


Low density 

Medium density 

High density-lower 
-higher 


Residential Land Requirements (Gross Residential Acres) 
1971-1986 1986-2001 


Low density 

Medium density 

High density-lower 
-higher 

Total 


eae 


Sak 1986 2001 
3,325 4,386 5,678 
Increase in Population 
; 1971-1986 1986-2001 
Thousands of persons Oo! 1,292 
Percent increase 31.9 29.4 
Total Households 
' 1971 1986 2001 
Number of households (000's) 985 1,696 2,394 
Percent family households U9 (203 TOS 
Percent non-family households 20.3 Aol 29.4 
Average household size 3.4 QoS 2.4 
Total Housing Requirements (Dwelling Units) 
1971-19 1986-2001 1971-2001 
Demographic LUZ OO Se aeud popes 
Increase in vacancies 27,000 0,000 7,000 
Total 738,000 738,000 ° 1,476,000 
Housing Requirements by Type (Percent ) 
1971-1986 1986-2001 1971-2001 
Low density ASE (f Meg dl 14.9 
Medium density 128 20.6 WG 65) 
High density-lower 44g 40.9 42.9 
-higher 24.1 27.4 256 Tf 
Total 100.0 100.0 100.0 


0 5 a5) 

25.0 5}9)50) 

50.0 S05 (0) 

TL AOa(0) W205 0). 
1971-2001 

23,000 12,615 35,615 
3,640 4, 343 P5983 
6,620 ne eee 
1,483 1,683 3,166 
34,743 24,681 59,424 
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CHAPTER 3 


PROJECTIONS OF HOUSING AND RESIDENTIAL LAND REQUIREMENTS 
BY URBAN PLACE, 1971- MATURITY* 


The second stage in developing the "best estimate" 
projections is the allocation of the overall COLUC Area housing 
and residential land requirement projections for the 1971-1986 
and 1986-2001 periods among 23 urban places. In addition, some 
very crude projections are made for the 2001l-maturity period to 
enable the COLUC Task Force to appraise the relationship 
between total residential land requirements in each urban place 
and the potential supply of vacant land available for residential 
use. 

The projections of housing and land requirements by urban 
place are assumed to reflect the underlying forces of land economics. 
Actually, the ultimate residential land requirements in each urban 
place will be a function of a complex interaction of numerous 
social, economic, political, environmental and engineering forces 


over the forecast period. 


* 
see Technical Appendix E for a complete discussion of the 
projections of housing and residential land requirements by urban 
place. 
It should be noted that the COLUC boundaries for each of the 
23 urban places generally do not correspond with boundaries of 
municipalities having the same name. 
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1. THE RESIDENTIAL LAND ALLOCATION MODEL 


A computer model developed by Woods, Gordon and Company 
especially for this assignment was used to allocate overall COLUC 
Area projections of housing and residential land requirements among 
23 urban places. 

Briefly, the model begins with an allocation of total COLUC 
Area population among the 23 urban places. Assumptions as to 
household size and vacancy rates are inputed and the model calculates 
total new housing requirements in each urban place. Assumptions of 
the mix of new housing to be built in each urban place are then 
inputed. The model multiplies these projections of housing 
requirements by type by the appropriate density ratios to estimate 


total residential land requirements by urban area. 
2. PROJECTIONS OF RESIDENTIAL LAND REQUIREMENTS BY URBAN PLACE 


Table 2 summarizes the projections of residential land 
requirements by urban place over the entire 197l-maturity period. 
Over this period a need for some 80,000 acres of residential land 
is projected for the overall COLUC Area. 

Of the nearly 35,000 acres of land required for residential 


uses during the 1971-1986 period in the overall COLUC Area, some 
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Wave “2s - PROJECTIONS OF TOTAL RESIDENTIAL LAND 
REQUIREMENTS BY URBAN PLACE, COLUC AREA, SELECTED 
PERIODS, 1971-MATURITY 


Gross Residential Acres 
Total Acres in 


1971- LOGG5  — Aee 1971- Urban Place(l 
19 2001 Maturit Maturit 
West Sector CS 518) at LOREEN) Cio 050) (30-110) 
1. Hamilton 25015 3.252 776 65 7a3 49,000 
2. Burlington 838 (ay SDS 1,908 20,320 
3. North Burlington 14 200 978 iL L92 9,640 
4, Milton 79 46 Lea 246 2,800 
5. Oakville 497 487 1,423 2,407 23,680 
6. North Oakville 6 423 2,125 2. 10,400 
7. Mississauga Zn BSI) 2,091 - 899 5 5 320 29,560 
Bo | restpayUEt IS LAD S9) 2,200 23S 4,978 10,800 
9. Malton 107 220 98 425 4,080 
10. Brampton-Bramalea 1,141 152 1), 891. 3,784 14,320 
ll. Georgetown 292 150 147 589 2,920 
East: Sector CGR Si0i7)) (6,690) (6,345) (19,842) 
12. North Pickering 1,003 1,951 1,433 4 387 Li, 266 
13. South Pickering 1,425 790 613 2,828 7,920 
Wie Ajax 410 374 949 3s 10,520 
15. Oshawa-Whitby 3,745 2,251 579 6,575 26,840 
16. Columbus -2 (aba Lp 9S. 2,644 8,760 
17. Bowmanville 215 344 ~73 486 4,120 
18. Audley Ue 269 909 USI 11,600 
North Sector (2,060) (898) CALs Wi) (4,745) 
19. Woodbridge 100 106 ales Bibi iLL 2 
20. Markham 279 76 194 549 3,040 
ee echmona oa ii (56 SO 4g4 1,560 5 ZO 
22. Newmarket—-Aurora 925 406 988 2 Sle) 5,040 
23. Metro Toronto 14,802 a itl 508 20,067 154,149 
Bimeeenest of COLUC A763 UZ QUT 2,369 5,409 (2) 
Total COLUC 34,950 24,170 2157, 059 80,179 (2) 
Ga) 


Total acreage includes all built-up and vacant land in 
each urban pla 
ocean adianiic. 


Source: Tables E-7, E-8 and E-9 and COLUC Support Staff. 
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42 percent (14,800 acres) is expected to be needed in Metro Toronto. 
The urban places west of Metro Toronto are expected to need about 
9,500 acres of new residential land compared to 6,800 acres in the 
places east of Metro Toronto and only 2,000 acres in the areas 
north of Metro Toronto. 

Over the 1986-2001 and 200l-maturity periods the largest 
residential land requirements are anticipated in the urban places 
west of Metro Toronto (about 10,000-11,000 acres each period) 
followed by the places east of Metro Toronto (about 6,000-7,000 
acres per period). Residential land requirements in Metro Toronto 
are projected to fall from about 4,800 acres in the 1986-2001 period 
to only 500 acres in the 2001]1-maturity period. Land requirements 
in the places north of Metro Toronto remain quite small. 

For the entire 1971l-maturity period, roughly 25 percent 
(20,000 acres) of total COLUC Area residential land requirements 
are projected to be needed in Metro Toronto. In declining order 
of magnitude the other urban places having significant residential 
land requirements over this period include Hamilton (6,713 acres), 
Oshawa-Whitby (6,575 acres), Mississauga (5,320 acres), Erin 
Mills (4,978 acres) and Brampton-Bramalea (3,784 acres). 

It should be noted that for most urban places residential 
land requirements over the 197l-maturity period are substantially 
less than the total acreages within the urban places. 

The reader is cautioned that these residential land requirements 


projections by urban place are the product of a technique involving 
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many assumptions. While these underlying assumptions represent our 
"best estimates" of probable future trends in such variables as 
average household size and housing mix by urban place, it is important 
that the projections be treated as rough approximations of 


probable residential land requirements by urban place. 
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CHAPTER 4 


ALTERNATIVE PROJECTIONS OF HOUSING 
AND RESIDENTIAL LAND REQUIREMENTS 


Reviewers of our First Phase Report suggested several 
alternative scenarios which they believed should be considered in 
the study. The impact of these alternatives on residential land 


requirements are assessed in this chapter. 
1. IMPACT OF ALTERNATIVES ON TOTAL RESIDENTIAL LAND REQUIREMENTS 


A total of five alternatives to our "best estimate" 
projections of residential land requirements for the overall 
COLUC Area are considered. A brief description of each alternative 
together with estimates of their implications for total overall 
COLUC Area residential land requirements over the 1971-1986, 
1986-2001, and 1971-2001 periodsare presented in Table 3. 

Under Alternatives A, B and E total residential land requirements 
do not vary materially from our "best estimate" projections. On 
the other hand, land requirements are about 84,000 acres and 30,000 
acres higher, respectively, under Alternatives C and D than our 
"best estimate" projection over the entire 1971-2001 period. 


Land requirements are substantially higher with Alternative 


*See Technical Appendix F for a complete discussion of 
these alternative projections. 
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Table 3; COMPARISON OF PROJECTIONS OF TOTAL RESIDENTIAL LAND 
REQUIREMENTS, COLUC AREA, 1971-2001 


Gross Residential Acres 


1971-1986 1986-2001 1971-2001 
Best Estimate 34,743 24,681 59,424 
Alternative A 32,919 (a) (1) 
Alternative B 33,20 235 (25 57,006 
Alternative C (2 55S 68,630 142,988 
Alternative D 47 436 42,336 89,774 
Alternative E 32,878 22,562 55,440 


Gi) PeNet vavias dalle . 


Summary of Alternatives 


Alternative A: Same as "best estimate" except that projection 
of age distribution of the COLUC Area population in 1986 is based 
on a CMHC study. 


Alternative B: Same as "best estimate" except that it is assumed 
non-family households will account for only 25 percent of the 
increase in total households over the 1971-1986 and 1986-2001 periods. 


Alternative C: Same as "best estimate" except that it is 
assumed the average cost of family-type accommodation and average 
family income will both rise at the same rate over the 1971-1986 
and 1986-2001 periods. 


Alternative D: Same as Alternative C except that is is assumed 
relatively more of total family-type accommodation is of the medium 
density variety while relatively less is low density housing. 


Alternative E: Same as "best estimate" except that it is 
assumed (a) a relatively greater proportion of housing requirements 
will be in the form of medium density housing and (b) densities 
(units per acre) are slightly higher. 
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C since a very large proportion of new housing requirements is 
assumed to be of the low density variety. Alternative D has a 


high proportion of medium density housing requirements. 


2. IMPACT OF ALTERNATIVES ON RESIDENTIAL LAND REQUIREMENTS BY 
URBAN PLACE 


As alternatives C and D are the only two alternatives 
considered which generate residential land requirements over the 
1971-2001 period significantly different than our "best estimate" 
projections, detailed allocations of land requirements by urban 
place are made for these alternatives only. 

The Alternative C projections of residential land requirements 
by urban place for the 1971-1986 and 1986-2001 periods are considered 
to be unrealistic given the population allocations provided us by 
the COLUC Support Staff. This results from the very large number 
of low density units which would have to be built in Metro Toronto 
(the Municipality of Metropolitan Toronto plus a northern fringe 
area). Our projections indicate that under Alternative C some 
47,000 acres of residential land (which is not reasonable) would 
be required in Metro Toronto over the 1971-2001 period. 

The alternative D residential land projections by urban place 
over the 197l-maturity period are compared with the "best estimate" 
projections in Table 4. Under Alternative D land requirements are 


now higher in each urban place. 
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Table 4: COMPARISON OF ALTERNATIVE D AND 


"BEST 


ESTIMATE" RESIDENTIAL LAND. PROJECTIONS 
BY URBAN PLACE, COLUC AREA, 1971-MATURITY 


West Sector 


Pr tani ton 

28 Burlington 

3. North Burlington 
Ae veeli tom 

5. Oakville 

6. .North Oakville 
7. Mississauga 
Seeekcm Madels 

Sree lakcon 
10. Brampton-Bramalea 
ll. Georgetown 

East Sector 
ie North Pickering 
ie South Pickering 
We  Adiax 
15. Oshawa-Whitby 
omen CoO Lumb ws 
17. Bowmanville 
18. Audley 

North Sector 
19. Woodbridge 
20. Markham 
eee ete hmond “Had 1: 
22. Newmarket—-Aurora 
23. Metro Toronto 
24. Rest of COLUC Area 


Total COLUC Area 


source: 


Alternative 
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D 


(52,377) 
10,460 
37 ON 
2,083 
436 
4,258 
4480 
8,412 
9,855 
867 
6,730 
1,089 


(S05 (53) 
529d 
35869 
3,090 

C525 
4? 6u 
ONAN 
2 OSS 


(8,490) 
598 
964 

2,816 
iia 

26,304 

15799 


127,723 


Tables E-10 and F-l2. 


Best 
Estimate 


(30, 0345)) 
Gaia 3 
1,908 
i 192 

246 
2,407 
2,554 
20 
4,978 

425 
3,784 

589 


(19,842) 
4,387 
2,828 
1738 
5,575 
2,644 

486 
eae 


(4,745) 
Sih 
549 

1,560 
25949) 
20,067 
5,409 


80,179 
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TECHNICAL APPENDIX A 


HOUSEHOLD PROJECTIONS FOR THE COLUC AREA, 1986 AND 2001* 


The general approach followed to project the number of 
households in the COLUC area in the years 1986 and 2001 includes 
the following steps: 

(1) Projection of total population and its age composition; 

(2) Projection of family and non-family household to 
population ratios by age grouping of population; and 

(3) Projection of total family and non-family households 


by age of household head. 


1. TOTAL POPULATION BY AGE GROUP, 1986 AND 2001 


Projections of total population and the age composition 
of the population for the years 1986 and 2001 were provided by 
the COLUC Support Staff. The Support Staff in addition provided 
information on population growth in the COLUC Area over the 1941- 
1971 period (Table A-1). 

According to these projections, total population of the 


COLUC Area is expected to increase from 3,325,000 persons in 1971 


*Given that the COLUC Area is not expected to attain a condition 
of maturity until some unspecified time beyond the year 2001, a 
detailed projection of total households at maturity was not attempted. 
However, as a basis for making some general observations about 
residential land requirements by urban place over the entire 1971- 
maturity period, a very crude projection of total households at 
maturity is made in Technical Appendix E. 
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Table A-1: POPULATION GROWTH, COLUC AREA, SELECTED PERIODS, 


1941-2001 

Total Population Increase in Population 
000's of Persons 000's of Persons Percent 

1941 1,290 
762 BS) oak 

1956 2 O52 
12733 62.0 

Lak B50e0 
OS BL o 2 

1986 4,362 
| i205 29.4 

2001 5,647 


Source: COLUC Support Staff. 


‘Table A-2: COMPARISON OF ALTERNATIVE POPULATION PROJECTIONS, 
COLUC AND TORONTO-HAMILTON AREAS, SELECTED YEARS, 
LGA POOL Gal) 


0000's of Persons 
Toronto and Hamilton 


COLUC Ae Rie Census Metr litan 
Area peek * ne 

Ws)ia 34325 Sine le 326 

1981 : 4,068 3,958 

1986 4,362 4423 

1992 4,905 

2001 5,647 5,053 


(1) Blank spaces indicate that data are not available for 
(2) these years. 
Preliminary. 


Sources: Table A-1; Metropolitan Toronto Planning Board 
Research Division; and Economics and Statistics Division, 
Central Mortgage and Housing Corporation. 
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to about 4,400,000 persons in 1986 and to about 5,700,000 
persons in 2001. 

In terms of growth rates, population growth in the COLUC 
Area is anticipated to slacken considerably over the next 30 
years. Compared with an average growth rate of about 60 percent 
per 15 years during the 1941-1971 period, population growth is 
expected to be only about 30 percent per 15 years over the 
1971-2001 period. In terms of persons, population growth is 
expected to decline to about 1,100,000 persons over the 1971- 
1986 period compared to about 1,300,000 persons over the 1956- 
1971 period; over the 1986-2001 period the increase in population 
is expected to rise to about 1,300,000 persons. 

It is useful to compare the COLUC Support Staff population 
projections with two other recent population projections (Table 
HED). The Research Division of the Metropolitan Toronto Planning 
Board in preliminary projections released in January, 1974 
projected total population for the T.A.R.M.S. Area (which is 
essentially the same as the COLUC Area) for the years 1981, 1991 
and 2001. Similarly, the Economics and Statistics Division 


of Central Mortgage and Housing Corporation (CMHC) has prepared 


"This is a helpfull exercise since the technique for 
converting population into households used in this study is 
based upon data and projections contained in the CMHC study 
which projects population and households in 1986 for the Hamilton 
and Toronto Census Metropolitan Areas; moreover the Metropolitan 
Toronto Planning Board, based on its population projections, has 
made household projections for the year 2001. 
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preliminary population projections for the Toronto and Hamilton 
Census Metropolitan Areas (these two areas combined are smaller 
than the COLUC Area) for the years 1981 and 1986. 

The Planning Board projection of total population for 
the T.A.R.M.S. Area for the year 2001 is virtually the same as 
the COLUC projection. In contrast, the CMHC projection for the 
combined Toronto and Hamilton Census Metropolitan Areas in 1986 
is slightly higher than the COLUC figure although total population 
in 1971 was about 6 percent less. 

The COLUC Support Staff projections indicate that the 
COLUC Area population will become "older" over both the 1971- 
1986 and 1986-2001 periods (Table A-3). Between 1971 and 1986 
the proportion of the population in the "0-14" and "15-24" age 
groups is expected to decline while the proportion of the population 
is all other age groups with the exception of the "45-54" group 
will increase; between 1986 and 2001 the proportion of the 
population in the three age groups under 35 is expected to 
decline while the proportions for the other age groups will 
increase. 

While the age composition of the population of the COLUC 
Area and the Toronto-Hamilton Census Metropolitan Areas are 
very similar in 1971, this is not the case for the COLUC and CMHC 
projections for 1986. The major difference is that the CMHC 
projection anticipates that a significantly greater share of 


the 1986 total population will be in the "25-34" age group. While 
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Table A-3: COMPARISON OF ALTERNATIVE AGE DISTRIBUTIONS OF 
POPULATION, COLUC AND TORONTO-HAMILTON AREAS, SELECTED YEARS, 


1971-2001 

COLUC Toronto + Hamilton (1) 

Area Census Metropolitan Areas. 

1971 1986 ZOO 1971 1986 
Percent 
0-14 Dial Cee 19.2 Cae Calere 
15-24 Lio 6 1 5).6°3} ied U7 6 1665 
25-34 6S L648 Le 5 8 55 0 26 
35-44 L363} L566 G52 L385 / 15.4 
Y5—54 A bose 10.9 Teel se es Naa a lay 9.4 
55-64 7.9 9.4 A\0).10 7.9 Oe 
65 and over Y (thal 8.9 LIS @ TG Le 
Total 100.0 100.0 100.0 100.0 100.0 
0000's of Persons 

0-14 911 1,008 LEO 849 936 
15-24 585 667 813 Dio 728 
25-34 492 (33 B41 468 957 
35-44 hha 681 915 418 684 
45-54 376 » GS 808 355) 418 
55-64 263 410 565 246 362 
65 and over 256 LBBee 621 239 339 
Total 3,325 4,362 5,047 3,126 4 423 


(1) Preliminary, 


Sources: COLUC Support Staff and Economics and Statistics 
Division, Central Mortgage and Housing Corporation. 
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it is beyond our scope to probe reasons for these differences 
in the expected age distribution of the population in 1986, the 
COLUC Task Force may wish to review this matter. The age 
composition of the population is an important factor underlying 


household formation and housing requirements by type. 
2. HOUSEHOLD/POPULATION RATIOS BY AGE GROUP 


The Economics and Statistics Division of CMHC has 
prepared preliminary projections of total family and non-family 
households in 1986 for the Toronto and Hamilton Census Metropolitan 
Areas. These projections form the basis for the 1986 household 
projections used in our study; the 2001 projections are derived 
by the consultant primarily from information presented in 
the CMHC study. 

From the CMHC study household/population ratios were 
calculated for family and Hone fama ly households separately for 
6 age groupings for the years 1956, 1971 and 1986 for Ontario 
and the years 1971 and 1986 for the combined Hamilton and Toronto 
Census Metropolitan Areas (Table A-4). Data for Ontario are 
included since census boundary changes mean that a trend could 
not be established over the 1956-1971 period for the Hamilton- 
Toronto Census Metropolitan Areas. 


In Ontario over the 1956-1971 period, and probably in 
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the COLUC Area as well, the ratios of households to population 
increased for both family and non-family households and for 
most age groups. The sharpest increases occurred in the non- 
family household/population ratios, particularly for the "15- 
24" and "25-34" age groups. 

Over the 1971-1986 period the CMHC study indicates that 
non-family households/population ratios will continue to rise 
sharply especially in the age groups below the age of 45 and the 

"65 and over"age group. Generally, only moderate changes are 
expected to occur in the family household/population ratios. 

For the year 2001 it is assumed that the household/ 
population ratios with three exceptions will remain at their 
1986 levels. The exceptions are that the non-family household/ 
population ratios for the "15-24" and "65 and over" age groups are 
assumed to be higher than in 1986 while the family household/ 
population ratio for the "65 and over" age group is assumed to 
be slightly lower. The other ratios are held constant since if 
allowance is made for the fact that most family households have 
two adults of about the same age, virtually all adults in 1986 
would be the head of a family or non-family household or the 


spouse of a family head. 


3. HOUSEHOLDS BY AGE GROUP, 1986 AND 2001 


Total non-family and family households by age of household 
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head in the years 1986 and 2001 are calculated by multiplying the 
projected population in each age group (Table A=-3) by the 
household/population ratios (Table A-4). 

Total households in the COLUC Area are expected to increase 
from approximately 985,000 in 1971 to about 1,700,000 and 
2,400,000 households in 1986 and 2001 respectively (Table A-5). 

The growing relative importance of non-family households 
which has characterized the postwar period throughout the country 
is expected to continue in the COLUC Area over the 1971-2001 
period (Table A-6). Non-family households as a proportion of 
total households in the COLUC Area are projected to increase from 
an estimated 20 percent in 1971 to nearly 28 percent in 1986 
and to about 29 percent in 2001. 

If the CMHC age distribution of the 1986 population for 
the Toronto-Hamilton Census Metropolitan Areas is applied to the 
COLUC Support Staff projection of 1986 COLUC Area population, the 
1986 projection of total households is only about 1 percent 
higher than the projection derived here. However, the composition 
of households by age of head according to the two projections 
vary significantly; the major impact of the CMHC distribution 
of the population in 1986 therefore is on the type of housing 
required rather than on total housing requirements. 

It should be noted that the distribution of total households 
between family and non-family households in 1971 which is used 


as the base for the 1986 and 2001 household projections differs 
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Table A-5: ESTIMATED TOTAL FAMILY AND NON-FAMILY HOUSEHOLDS, 
COLUC AREA, SELECTED YEARS, 


1971-2001 
Number of Households 
LO 1986 2001 
Non-Family Households 
15Sa 22,949 58,730 LOS) 5 (Le 
25-34 34,309 23} 4 dL103} DAS 356 
35-44 Zl 5 JOS 54,438 13 obo5 
45-54 24,228 Sif post 64,602 
ae ee eee 
5 and over 3 3 IL S3au 5 oO) 29,633 
LO) 5 S/O J) saab 705,040 
Family Households 
15-24 42,955 47,384 Mlo(35 
25-34 181,489 309,248 S35 5012 
35-44 203,632 3325/53 448,259 
45-54 25625 232,024 395,685 
oe roan. eae ee 
5 and over (es 2 109 ILO IL 6 HO 
785,183 1,226,446 AL sH@S)  S3abal 
Total Households 
15-2 65,904 LOG aba 163,447 
25-34 eS 798 W325 361 496,428 
35-44 225020 387,189 521,444 
45-54 196,854 269,585 460,287 
ape S505) Sie. 361,408 
5 and over Lei a feo 241,472 OT 5S SSH 
984,816 1h 5 OS)S) 5 o's) 2,394,351 


source: 


Tables A-3 and A-4. 
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Table A-6: HOUSEHOLDS BY TYPE AND AVERAGE SIZE, 
COLUC AREA, SELECTED YEARS, 1961-2001 


Households by Type Average 

Family Non-Family Total Persons 
Per 

Percent Household 

So lk WAS) OOO Bote) 
Given: S59) LOO sO 3.4 
(Gol 2038 LO@ ZO 3.4 
(2o3 Bol 100.0 256 
70.6 29.4 LOC) 60 2.4 


(1) This breakdown is an estimate based upon applying 
the 1971 household/population ratios for the Toronto- 
Hamilton Census Metropolitan Areas to the COLUC 
Area 1971 population. 


Source: Statistics Canada, ¢€ us_of Canada, 1961 and 


1971 and Tables A-1 and A-5. 
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slightly from the actual distribution of family and non-family 

households in the COLUC Area in 1971. Applying the household/ 

population ratios by age of household head for the Toronto-Hamilton 

Census Metropolitan Areas to the 1971 COLUC Area population slightly 

overstates the number of non-family households in the Area. 
Comparison of the preliminary 2001 household projections 

of the Metropolitan Toronto Planning Board with the projections 

derived here shows that the projections of family households 

are very similar (the projections here are about 5 percent 

higher). For non-family households our projections are sharply 

higher -- by almost 40 percent. Hence, our projection of 

total households in 2001 is some 13 percent above the Planning 


Board projections.” 


*Reliable projections of the growth in non-family households 
are notoriously difficult to make. In the recent past most 
studies have tended to understate increases in non-family households. 
For instance, as recently as early 1972 Central Mortgage and Housing 
Corporation continued to project that annual net non-family household 
formation over the 1966-1971 period in Canada averaged 50,000 
households. When 1971 Census data became available, it was 
found that the increase in non-family households averaged 60,800 
per year over this period; thus CMHC underestimated the growth in 
non-family households by about 20 percent. See Canadian Housing 


Statistics 1971, Table 119 and Canadian Housing Statistics 1972, 
Table 116. 
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TECHNICAL APPENDIX B 


ANALYSIS OF TRENDS IN HOUSING STARTS BY TYPE 
IN THE COLUC AREA 


The purpose of this analysis is to identify and try to 
explain trends in the composition of housing starts in the 
COLUC Area over the last 15 or so years. Interest is especially 
centred on two phenomena: (a) that over most, if not all, 
of the postwar period apartments accounted for a much higher 
share of total housing starts in the COLUC Area than in many 
other parts of the country; and (b) that the COLUC Area in 
the late 1950's and the decade of the 1960's in common with 
other larger urban areas in Canada experienced a pronounced 
shift to apartments in the mix of new housing starts. 

The results of this analysis are then used as a basis for 
translating the household projections derived in Technical 
Appendix A into housing requirements by type (see Technical 
Appendix D). 

A type of comparative analysis is used to examine trends 
in the composition of housing starts in the COLUC Area. Trends 
in the COLUC Area are compared with those in three other 
larger urban areas (the Calgary, Kitchener and Winnipeg 
Census Metropolitan Areas) and Ontario and Canada. These three 


urban areas were chosen since their census boundaries did not 
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change between 1961 and 1971 and they encompass areas having both 
rapidly growing and slow growing populations. 

Two approximations of the COLUC Area are used in the 
analysis. Approximation 1 consists of the 6 counties within 
the COLUC Area -- Durham, Halton, Ontario, Peel, Wentworth and 
York. Since the boundaries of this 6 county area are esentially 
the same as those of the COLUC Area and the boundaries of 
these counties have remained more or less the same over the 
last several years, data for Approximation 1 best portrays 
trends in the COLUC Area. Unfortunately only rudimentary 
census housing data are published on a county basis. For 
much of the analysis it has been necessary to examine data for 
the combined Toronto and Hamilton Census Metropolitan Areas 
and the Oshawa Census Agglomeration (Approximation 2). These 
data are less satisfactory since the area boundaries were 
revised in the 1971 Census; however they have the advantage 
of being more comprehensive than the county data. Where 
data are available for both approximations of the COLUC Area 
they are included in the statistical tables in order to 
indicate the nature of biases introduced by using Approximation 


2 6 


1. HOUSING STARTS AND HOUSING STOCK TRENDS 


An examination of trends in housing starts by type over 


the past two decades in the COLUC Area reveals several interesting 
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features (Table Bo)4e Firstly, apartments have been a prominent 
component of total housing starts as far back as the early 1950's 
accounting for about one-third of total starts at that time. 
Secondly, during the late 1950's and the decade of the 1960's 
apartment starts as a proportion of total housing starts moved 
sharply upward. This was part of a nation-wide trend. Thirdly, 
apartment starts as a proportion of total starts declined 
Sharphynduran@ the carly years of the 1970's. Again, this 
relative decline in apartment starts appears to be a nation- 
wide phenomenon. Lastly, semi-detached, duplex and row dwelling 
units in the early 1970's accounted for a significantly greater 
share of total housing starts in the COLUC Area than in the 
earlier periods. 

Compared with the other areas surveyed, the COLUC Area 
over the entire 1961-1973 period has had relatively fewer 
Single-detached house starts and relatively more semi-detached, 
duplex, row and apartment starts (Table B-2). If starts of 
family-type accommodation are approximated by dwelling starts 
other than apartment starts, over this period the COLUC Area 


has produced relatively fewer family-type units than the other 


*There are no readily available comprehensive data on 
past trends in total housing starts in the COLUC Area. CMHC 
starts data do not cover rural or smaller urban areas outside 
the Toronto and Hamilton Census Metropolitan Areas and Oshawa 
Census Agglomeration. This gap in addition to understating 
total starts by an unknown amount probably overstates the 
proportion of total starts for the Area which are apartments. 
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areas. 

As a consequence of the shift in the composition of 
housing starts over the past several years, in all areas 
surveyed the proportion of single-detached houses in the 
total occupied housing stock declined between 1961 and 1971 

** 
(Table B-3). 


2. INCREASED ROLE OF NON-FAMILY HOUSEHOLDS 


A major cause of the relative shift to apartments in 
both the COLUC Area and elsewhere during the 1960's has been 
the rapid growth in non-family households. While the proportion 
of households which were non-family households increased 
Slightly over the 1950's, it was not until the 1960's, especially 
the last half of the decade, that a very rapid increase in 
the number of non-family households took place. As non- 
family households are more likely to occupy apartment accommodation, 
this shift to non-family households produced a corresponding 
shift in the proportion of new housing starts which were 


apartments. 


*in the COLUC Area, in recent years at least, very 
few apartment starts have been of the low-rise variety which 
are often considered to be suitable family type accommodation. 
For instance, in the Hamilton - Toronto Census Metropolitan 
Areas over the last 4 years 87 percent of all apartment starts 
were in structures of more than 100 units. 

*Statistics Canada staff indicate that the only reliable 
breakdown of occupied housing by type of structure from the 
1971 Census is between single-detached dwellings and "other". 
Apparently many respondents on this first self-enumeration census 
erred in answering the question related to type of housing 
occupied. One common error apparently was for apartment 
residents to reply that they lived in a single-attached dwelling. 
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In the COLUC Area non-family households accounted for 
over 36 percent of the increase in total households in the 
last half of the 1960's compared with only 17 percent in the 
1950's (Table Bolly Similar increases in the importance of 
non-family households took place in the other areas. 

While the relative growth of non-family households 
undoubtedly has been an important factor behind the shift in 
the composition of housing starts to apartments, it is by 
no means the only factor. To illustrate, in the last half of 
the 1960's apartments accounted for 64 percent of new housing 
starts in the COLUC Area yet only 36 percent of the increase 
in total households were non-family households. Clearly, many 
families in the COLUC Area reside in apartments -- the extent 
to which this may be a matter of choice or of economic necessity 


is considered later in the analysis. 
x 
3. TREND TOWARD FAMILIES LIVING IN APARTMENTS 
Two alternative indicators are employed in an effort to 


“The analysis here is directed at discovering the types of 
housing and trends therein occupied by family and non-family 
households by age of household head. As census data are available 
for dwelling type cross-classified by age of head for all households 
only (i.e., not for family and non-family households separately) 

a comprehensive analysis was not possible. 

What is done here is to relate various available measures 
of family-type accommodation to total family households and 
family households by age of head. Implicitly then it is assumed 
that non-family households do not occupy family-type accommodation; 
however, many non-family households, particularly the elderly 
do reside in single-detached houses so this assumption is not 
entirely correct. 
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identify the overall relationship between increases in the stock 
of family type accommodation and increases in the number of 
family households in the COLUC and other areas. 

Table B-5 shows that whether family-type housing is 
approximated by only single-detached houses or whether semi- 
detached, duplex, and row units are also considered, the 
production of new family-type housing in the COLUC Area over 
the 1960's lagged far behind the increase in family households 
compared with the other areas surveyed. The ratio of single- 
detached, semi-detached, duplex, and row starts to the increase 
in family households in the COLUC Area was only 57 percent 
compared to 86 percent for Ontario and 120 percent for Winnipeg. 
What this means is that over the 1960's the COLUC Area produced 
only 57 new housing units of these types for every 100 increase 
in family households compared to 86 units for Ontario and 120 
for Winnipeg. 

Census data relating the increase in the stock of occupied 
single-detached dwellings to the increase in family households 
point to a similar conclusion -- that the COLUC Area over the 
1960's produced fewer additional houses per 100 increase in 
family households than the other selectedareas (Table B-6). 

Turning to the relationship between the stock of family- 
type housing and number of family households by age of household 
head in 1971, in both the COLUC Area and the other areas’ the 
ratios increase rapidly up to the "35-44" age group; the ratios 


also increased but at a slower rate up to the "65 and over" age 
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group (Tables B-7 and Beoa 

In virtually every instance, the ratios in each age group 
are lower for the COLUC Area then for the other selected areas. 
This would seem to suggest that the explanation for the relatively 
low quantity of new family-type housing accommodation constructed 
in the COLUC Area may be attributable to some pervasive influence 
such as a relatively higher housing cost structure. 

Tables B-9 and B-10 examine changes in the ratios of family- 
type accommodation to family households between the years 1961 
and 1971 in the COLUC Area and other selected areas.” It appears 
that the proportion of families living in family-type accommodation 
declined in all the areas surveyed. The decline was largest 
for the COLUC Area and Kitchener. 

In all areas substantial declines took place in the 
family-type housing/family households ratios in the "Under 25" 
age group. It should be recalled though that relatively few 


families in this age group in the past have lived in family-type 


“while it would have been preferable to approximate family- 
type accommodation by combining single-detached and single-attached 
dwellings this was not done in light of Statistics Canada concern 
about the reliability of single-attached dwelling data. Instead 
family-type accommodation is approximated by two alternative 
series -- single-detached dwellings and owner-occupied dwellings. 

For both 1961 and 1971 the ratio of total single-detached 
or owner-occupied dwellings occupied by all households in each 
age group to the number of family households in the age group 
is calculated. The percentage change. in these ratios is what 
is shown in Tables B-9 and B-10. 
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accommodation. 

More significantly, the ratios in the "25-34" age group, 
traditionally regarded as the prime home-buying age group, also 
declined sharply in all areas during the 1960's. The COLUC 
Area and Kitchener experienced the largest declines. 

In the "35-44" age group declines were recorded for 
most areas. The decline was largest in the COLUC Area. 

In the "45-54" and "55-64" age groups the COLUC Area, 
Kitchener and Ontario recorded declines. For the "65 and over" 
age group the ratios increased for most areas, reflecting the 
fact that many elderly non-family households reside in family- 
type accommodation. 

In summary, over the 1960's it appears that a general decline 
took place in the proportion of younger families residing 
in family-type accommodation. Declines in the important "25-34" 
home-buying age group were largest in the COLUC Area and Kitchener. 
Declines also occurred in the age groups between the ages of 
35 and 64 in the COLUC Area, Kitchener and Ontario, while the 
other areas experienced modest increases in some, if not all, 


of these age groups. 


4, TRENDS IN HOUSING COSTS AND INCOMES 


An important consideration in assessing the mix of new 
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housing starts is the relationship of housing costs to income.” 
Table B-1l indicates that the rent/family income ratios 
in 1971 were fairly similar in the areas surveyed. While the 
ratio was highest for the COLUC Area, it was only about 7 percent 
above the national average. In contrast, marked differences 
between areas characterized the house value/family income ratio. 
This ratio for the COLUC Area in 1971 was considerably above 
the other areas. Kitchener and Ontario ranked second to the 
COLUC Area as areas in which house values were high relative 
to incomes. 
Table B-l2 contains data on increases in homeownership 
costs," rents and family incomes between the years 1961 and 
1971 for the survey areas. In all areas, estimated carrying 
charges associated with the median value house outpaced increases 
in average gross rent over the period; i.e., the cost of home- 
ownership housing became more expensive compared to rental 
housing. 


Increases took place in the ratio of estimated carrying 


*The importance of centering attention on the relationship 
of housing costs to family income is illustrated in Table B-1ll. 
While median house value and rent in 1971 were substantially 
higher in the COLUC Area than in the other areas surveyed, average 
family income in the COLUC Area was also considerably higher. 

*Two series of home-ownership costs are considered: (a) 
the increase in median house value and (b) the increase in estimated 
carrying charges (mortgage interest and principal and property 
taxes) associated with the median value house in 1961 and 1971. 
As mortgage interest rates increased over the 1961-1971 period, 
the increase in (b) is larger than the increase in (a). 


, Jane ex ry 
») Sie ote f ia ni A 
* 7 - i 
r 7 . SP sr : \ 
a 
% a 


" i i : iy - ; : Py) a oo a ul * 
‘ oe. Of adeno paisuod Yo qidanvite ler. 
r\onex on? Jang asiaotbar! | rf 

; a 6 ont aT %) st vate ae, 4 tet “9a . 


2 ,eord ouroo orig aot: + 


} be | Z 
aii 
: . 
yt ha 
nl 7. ie os 
LAI: DAS 
a Tere 
i Ve chee se 
_ ee 
& 
" ‘ 
p ie ast S ‘ 2 
- * 
D , Qa on a 
rr we s 2 4 
i ‘ ceo > 
M BLE Siti a 
nq w " 7 : ifs : 
~ vost ans Pn ee te oe ge te " ; = , 
sbolteq edt Isvo gaat) a a1eve W. 
os oes lin th 
] 10], FNSoSC  % 


* 
» 
. 
4 
we 


iidaols ) NOL 8 x poioe yd te eonaaee 4 as 
ti~ olde’ | | laullir es om ytingt ot. “er 
oe , madam row IYOL al responce BS sulav seauor 
BBI9VE , boy ; es ixi3o od? at madd send 0909 

: : iy 2blonos Onte ¢aw SOMA oua00 ens ak | 

| { | ® e716 £0200 gitet onwe~ Smt 38 ots 
beJamisges a ageionl of (d) Bas outav seaou nisl t 
| iFI5q | O96 Ledlioning Bag deen stat ou age re : 
ay oie 408. He Suuon ouBeyv sebtbem 9 iz a . 
| DOL THO ‘J ) it 0 vi, Sdy tevo: beasotoyt hich get 

5 ey | ‘16 ai 9 SOTONs one hin ae 


q4Ud019g 
quay OnTeA 
ssody asnoy 
awoouyt AT TwWeYy 
aseIaAy 04 $4809 
SUTSNOH UeTpPOW 
JO OTFSY 


"epeueg Jo snsusg Sepeueg SOTISt3Ie4IS :adaN0S 

oTqetTeae ATTpeedt YON (T) 
HO’ T ozo‘*6T 009°6 epeueg 
ASO TE 99gL‘Ce TOO Ole OT 1e4U0 
9GE°T OOH? Lie 696‘°6 BodTuuTM 
QrS*T 996°Ee2 LOS "OE IOUdUOIATY 
ZEOQ-U 19°22 €16°OT KIeBTeO 
619. HE9SOE HILO) Wie @ uoTyeutTxouddy 
Log‘st 19E SOE Gis) T uoyyeuptxouddy 

eedy ONTI090 
SAeT TOG 

TL6T TL6T asnoy OL6T 


quey ssouy 
Tenuuy uerpey 


peyoe.eq-sTsuts 
JO en[TeA UeTpeN 


TL6T *SVHYV YHHLO 
GNV ONI00 “AWOONI GNV SLSOOD DNISNOH 


quooul AT Twey 
SnSusg) ssersay 


-TT-d eTdeL 


B-20 


® 
oe 


ai OUT | Pins. 


or’. 


< = 
_*s sults ngtbes 
aa. “eee ouconi 
ares seuon t eat 


__ + ee — 


ersiiog 


a ee poe —easacin 


“epeuey jo snsueog Sepeueg sot4stye4S :adunos 


*asnoy en[eA UeT peu 


3U4 UTM payepoosse (saxeq A4sedoud pue [TedtTouTad pue 4ysadequy esesq10UW) 


Sesreyo SufATAIed paeyewt4se 3u4 04 a4eTed sqyeyoerq UT pepn[out seanSTjJ suzy, 


A2O CHS > NGS) 
20 Cite L)CO> 
LO CUEQ> )eS°@ 
DOr CES U))eSer 
SQ°O) (OO? E) 220 
G20 (OG 2) LO? 
quay onTea 
ssoiy (T)asnoy 
BdIdAV UeT POW 


uoourt ATTwey 
1SUdsg SBeIaaAy 

— aseaatourt 04 
S09 BSUTSNOYH UT 
Balourl jo oT Qey 


(T) 


UT oSsPeetoUL 
04 oenTeA 
asnoy ueTpey 
UT eSedIOUT 


Jo of yey 


CASs E)OSsr 
CrOve Sh = 


CZS 6/720 
CZom DiOt: i 
(TE°T)S8°0 


(Goi) ei9 ar 


SBeCIIAY 


(T) 


quay ssody 


2°9l 9°GG (T°hOT)9°?eL 
J 2 160) G° LS Cpe LEE) Ge Se) 
0°oL 8°9On (Q° UG jQ-PVs 
1°08 €°09 (O°O€T)h° £6 
S°On, 0°09 COON Nao US 
9°08 9°SHh (Z°T2T)2°98g 
1ud019ag 
OL6T-T96T TL6T-T96T TL6T-T96T 
ahh 


owoouy ATTwey 
SNSUS) sSeIdSAY 
UT eseatout 


quay ssoduy 
Tenuuy aseiaay 
UT eSedIOUL 


H peyoeyod 
-S3[TSUTS JO anTea 
UCTPOW UT aseadourt 


TL61T-1T96T *‘SVHYV YAHLO 


CNV ONTOO “AWOONI GNVY SZSOO DNISNOH ‘¢T-d eTaeL 


epeueg 
OTIe4UO 


Sod TuutM 
TJ3IUsUNIATY 
Kie3BTe9 

¢@ uoTyeupTxouddy 
eedy ONTIOO 


rt 

ON 
I 

aa) 


- | Ent a 
arreys aeoid. 
. SE oie 
nk eeseTonl | 
i PE TSVA 
- 7 @ 


' 
i 


to & 


charges associated with the median value house to family 
income over the 1961-1971 decade in all areas except Winnipeg. 
Increases were greatest in Kitchener, the COLUC Area, Ontario 
and Canada. In the COLUC Area the increase in carrying charges 
associated with the median value house was 50 percent more than 
the increase in family incomes, 

The rise in the homeownership cost to family income 
ratio resulted in fewer families being able to afford to 
purchase a median value house in 1971 compared to 1961 in the 
areas surveyed except for Calgary and Winnipeg (Table B-13). 
In the COLUC Area about 63 percent of families could not afford 
to purchase a median value house in 1971 compared to about 52 


percent in 1961. 


5. FACTORS UNDERLYING TRENDS IN THE COMPOSITION OF HOUSING 
STARTS IN THE COLUC AREA _ 


A number of trends in the composition of housing starts 
in the COLUC Area over the past decade or so have been identified. 
These include: 

(a) Compared with selected other areas the share of total 
housing starts accounted for by apartments has been consistently 
much greater in the COLUC Area; 


(bo) A marked switch to a relatively larger number of 
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apartment starts in the late 1950's and throughout the 1960's; 

(c) A relative swing away from apartment starts in the 
early 1970's; and 

(d) A sharp upswing in the proportion of total starts 
in the early 1970's in the form of semi-detached, duplex and 
row dwellings. 

The relatively large proportion of apartment starts 
over the entire period as well as the upsurge in semi-detached, 
duplex and row starts in the early 1970's are trends which appear 
to be rather unique to the COLUC Area. In contrast, the trends 
toward increased apartment construction during the 1960's and 
away from apartment construction in the initial years of the 
1970's appear to have happened in most housing markets across 
the country. 

The fact that the COLUC Area has consistently produced 
a larger proportion of its new housing in the form of apartments 
over the past couple of decades could be the result of several 
forces including: (a) a relatively larger proportion of non- 
family households which in turn tend to prefer apartment 
accommodation; (b) relatively higher costs for family-type 
accommodation compared to apartments; (c) relatively higher 
costs of family-type accommodation compared to family incomes; 
and (d) a less strong preference by families for traditional 


family-type accommodation. 
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It does not appear that the COLUC Area has a disproportionately 
large number of non-family households compared with other areas. 
Moreover, while families in the COLUC Area may be more inclined 
to live in apartment accommodation, it is unlikely that family 
preferences are a major reason why the Area has built relatively 
more apartments. The dominant forces appear to be the relatively 
high cost of single-detached houses compared with average family 
income and, in recent years at least, the sharp rise in the 
carrying costs associated with the purchase of a house compared 
with rents in the COLUC Area. 

The widespread swing toward apartment starts in the late 
1950's and through the 1960's in part reflected the rapid 
growth in non-family households over the period. In all areas 
surveyed non-family households increased much more rapidly than 
family households over this period. In addition, it also 
appears that an increasing share of families in the 1960's 
deliberately chose to live in apartments. Younger married couples 
in particular, a rapidly growing segment of the population in 
the 1960's, generally preferred, at least initially, to live 
in apartments. The sharp declines in the ratios of family- 
type accommodation to family households in the younger age groups 
between 1961 and 1971, even in areas such as Calgary and Winnipeg 
where increases in home-ownership costs did not significantly 


outpace increases in family incomes, support this position. 
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In some areas such as the COLUC Area and Kitchener however, 
it is probably the case that many families who preferred to live 
in family-type accommodation and, in other areas who could 
probably afford to do so, could not afford to purchase a home 
in the 1960's. The sharper declines in the ratios of family-type 
accommodation to family households in the younger age groups 
and the declines in the other age groups up to the "65 and over" 
group between 1961 and 1971 in these areas are probably the result 
of an increasing home-ownership cost/income squeeze. 

The switch in the composition of new housing starts away 
from apartments in the early 1970's reflects a resurgence of 
demand by families for family-type accommodation. While newly- 
formed families in the 1960's tended initially to prefer apartment 
accommodation, these families now apparently desire to own their 
own home. In many parts of the country families are able to 
afford single-detached houses. But in the COLUC Area the high 
price of single-detached houses (compared with incomes) in the 
early 1970's has meant that many families have had to substitute 
semi-detached and row housing for the single-detached house. 
Hence, the production of these forms of housing in the COLUC 


Area increased rapidly in recent years. 


6. CONCLUSION 


In spite of generally higher levels of family income in 
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the COLUC Area, it appears that over the past decade or two 
many families who would prefer to live in family-type accommodation, 
and who could do so in many other parts of the country, have 
had to occupy apartments. In recent years almost all new 
apartment construction in the COLUC Area has been of the high 
rise variety which many observers do not regard to be a suitable 
form of family housing. 

The trend toward increased apartment construction in the 
COLUC Area during the 1960's probably reflects the increased 
role of non-family households in the housing market and a 
combination of preferences and rising home-ownership costs (relative 
to incomes) for family households. Increases in the proportion of 
families residing in apartments during the 1960's was probably 
about one-third due to preferences and two-thirds to a housing 
cost/income squeeze. 

In the early 1970's it appears that a major switch has 
taken place in the type of accommodation preferred by younger 
families; fewer..families under the age of 35 now vant to live in 


apartments.”* 


“Several reports and studies in recent years have concluded 
that families still have a very strong attachment to low density 
nousane,, especially simegle—detvached houses. These inelude: Report 
of the Federal Task Force on Housing and Urban Development (Ottawa: 
information Canada, 1969); Social Planning Council of Metropolitan 
Toronto, Families in High Rise Apartments (1973); and David Birch 


a RR A FED 


et al., America's Housing Needs: 1970 to 1980 (Cambridge: Joint 
Center for Urban Studies, 1973). 
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TECHNICAL APPENDIX C 


TRENDS IN VACANCY RATES AND NET REPLACEMENT 
DEMAND IN THE COLUC AREA 


While future housing requirements in the COLUC Area will 
probably be a function primarily of the growth in total households, 
consideration should be given to two additional components of 
housing requirements. A certain proportion of the housing stock 
at any point of time will be vacant, and this proportion will 
fluctuate according to supply/demand relationships in the 
housing market. Vacant units may be dwellings which have been 
previously occupied or newly constructed units. 

A second component of housing requirements in addition 
to net household formation is what is referred to as net 
replacement demand. This represents the net effect on the supply 
of housing of losses from the stock of housing due to demolitions, 
fires, abandonment, conversions of residential structures to 
non-residential uses etc. and additions to the housing stock 
from conversions of non-residential structures to residential 
uses, etc. Unfortunately however our understanding of the 


dynamics of housing stock changes is not very far advanced. 


1. VACANCY RATES 


Table C-1 shows that the average overall housing vacancy 
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rate in the COLUC Area declined to 2.4 percent in 1966 from 

3.6 percent in 1961 and then increased to 4.0 percent in owls 

By type of unit vacancy rates were about the same in both 1961 

and 1971. The vacancy rate for single-detached dwellings was 1.6- 
1.7 percent and the rate for other dwelling types 5.7-5.8 percent. 


) 
Table C-1: HOUSING VACANCY RATES, COLUC arza, ‘> 


SELECTED YEARS, 1961-1971 
Percent 


1961 1966 Oia 


Vacant Dwellings as a 
Percent of Total 


Dwellings 


Total 356 2.4 4.0 
Single-detached dwellings 1.7 (2) Lo 6 
All other dwellings Bod @2)) 5.8 


(1) Hamilton and Toronto Census Metropolitan Areas only. 
(2) Not readily available. 


Source: Statistics Canada, Census of Canada. 


The fairly high vacancy rate for "other" dwellings in both 
1961 and 1971 partially reflects a soft rental market in 1961 
and an excess of newly constructed condominiums in 1971. It is 
apparent however that vacancy rates for apartments will always 


tend to be higher than the rate for single-detached houses. Typically 


* Data relate to the Toronto-Hamilton Census Metropolitan Areas. 
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an apartment vacancy rate of around 4-5 percent is considered 
to be normal. From the data presented in Table C-1 it would 
appear that the "normal" vacancy rate for single-detached houses 


in the COLUC Area falls in the 1.5-2.0 percent range. 
2. NET REPLACEMENT DEMAND-GENERAL. 


Our knowledge of the components and causes of net replacement 
demand is limited and very little data related to this phenomonon 
are available. The discussion below brings together what little 
we know about net replacement demand and probably raises more 
questions than it answers. 

According to CMHC estimates, net replacement demand in 
Ontario and Canada has been both positive and negative over 
the 1960's: between 1961 and 1966 net replacement demand as a 
percentage of total housing requirements in Ontario and Canada 
“amounted to 6.8 percent and 4.0 percent respectively; however, over 
the 1966-1971 period it is estimated that net replacement demand 
for these two areas was a minus 7.8 percent and 9.2 percent of 
total housing requirements.” 

It is useful at this point to refer to the CMHC definition 


of net replacement demand: 


*John S. Kirkland, Demand for Housing in Canada (Ottawa: 
CMHC, 1973). 


A negative net replacement demand means that more dwellings 
are added to the dwelling stock through conversions than are lost 
through demolitions, fire, etc. 


C-3 


tat 
agn 
+ 
2) 


eo , ran a NY, te ere 
Pei \ : aj 7 
Da < i ew Sot 
vxeq @=i bawons to “99a 
bedi | 
;, O.S-e. 
‘ ) i 7 , 
ig bedJales stab elidil yrev bay , beamiel 
4 " " i woled molesugelh 
: ridad s basmeb diheiitiitsialndlelome’ 
; : if ; Pi ‘ ty — 
8 a OS 
* red owas tb AaNE . 
= “ine 
iameh vnemeos nh ,8etsmides JAMO od ankbaaes 
vo * od meed dad abansd. ne ond 
named tvoomess lag gen d0@f bas: Leet neewsed 
(Bu it } (t. iw pent 7 * a We : antevor ‘Is tot, Ae é3 
| oreq 0.¢ Bas sn997aq 8. 
osiqot gon ted? botamivse ab gt seg. 
‘soteq $.C bas @neotsq 8B.) suntm a Te as 8 
Pe oo ) el Jae 
5 * etngme upon 53 ‘ 
QO Sf) Sait: o: is'ie1 o7 riyae og and ey feheaw os 3 
: ie ve ~s 
aseitiecieatiian “a 
wei30) sbenxeo ol 3 ynte aol 10" tO’. bosued 
ae aa: Viaa ~ 
t[ilewh stom geas aefiei iit rf trom eae 
of sis nad’ sacoltertevaon dguonds toede ' brn £ 


088 ot: 


Net replacement demand represents the difference 

between withdrawals from or losses to the housing 
stock, and additions to the stock resulting from the 
conversion of existing dwellings. Any undercounting of 
housing completions in the intercensal surveys of house- 
building activity would also appear here as an offset to 
withdrawals from the housing stock. The data are derived 
from the difference between new housing completions on 

the one side and net household formation and the net % 

inerease in vacancies reported in the Census, on the other. 

Hence net replacement demand is calculated by subtracting 
net family formation and changes in the number of vacant units 
from completions of new houses. It is a residual which includes 
in addition to net changes in the housing stock other than new 
completions any errors in CMHC completion data or Census data on 
net family formation or vacancies. 

These CMHC estimates of net replacement demand during the 
1960's in Ontario and Canada are substantially less than comparable 
estimates which have made for the same period in the United States. 
A recent U.S. study estimated that during the 1950's and again 
in 1960's construction of new dwellings outpaced net househoid 
hOonmacion Dy a ratio of 1.5 vo use 

For metropolitan areas in the United States the study 


forecasts that over the 1970's the ratio of housing requirements 


to net household formation will rise to 1.64 to 1.0. The components 


“central Mortgage and Housing Corporation, Canadian Housing 
statistics 1972. 


**David Birch et al., America's Housing Needs: 1970 to 
1980 (Cambridge: Joint Center for Urban Studies, 1973). 
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of total housing requirements over the 1970's are: 


Percent 
Net household formation 66.9 
Second homes 6 if 
Additional vacancies 5.4 
Replacement of accidential losses 1250 
Replacement of other units 2a 

HOORO 


Roughly one-third of total housing requirements during 
the 1970's then are attributed to net replacement demand. The 
comparable CMHC projection for this period is about 8 percent 
of Canada's total housing requirements. 

It is interesting to speculate on the reasons for these 
large differences between Canada and the United States on the 
role of net replacement demand during the 1960's, and whether 
the recent U.S. experience portends an upsurge in net replacement 
demand in Canada. While it is beyond the scope of the analysis 
here to delve into these matters, recent research into the 
housing abandonment phenomenon in the United States suggests that a 
unique combination of social and economic forces lie behind the 


higher net replacement demand in the wesay 


3. NET REPLACEMENT DEMAND IN THE COLUC AREA 


Net replacement demand includes losses from the housing 


and additions to the stock other than from new residential 


“Se Department of Housing and Urban Development, Abandoned 


Housing Research: A Compendium, 1973. 
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construction. Limited data for the COLUC Area are available 
for only one component of net replacement demand -- demolitions. 

Over the seven years 1966-1972 approximately 11,000 
dwelling units were demolished in the COLUC Area.” Of these 
most were either single-detached houses (64 percent) or semi- 
detached and duplex dwellings (17 percent). In addition, over 
these years there appears to have been a trend toward fewer 
demolitions (Table C-2). 

Most of these demolitions have taken place in the older 
built-up areas of the COLUC Area. For example, 51 percent of 
the units demolished were in the City of Toronto and 14 percent 
in the City of Hamilton. 

Demolitions over the seven year period amounted to 1.5 
percent of the total housing stock in the COLUC Area in 1966. 
If this relationship was assumed to hold over a fifteen year 
period, it would imply that only 3.2percent of the stock of 
housing in the COLUC Area at the beginning of the period is 
removed through demolition. 

Demolitions amounted to only 4.4 percent of total housing 
starts in the 1966-1972 period. 

These figures support the conclusion that demolitions 


in recent years have been a rather insignificant component of 


*Data relate to the Toronto-Hamilton Census Metropolitan 
Areas. 
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Table C-2: RESIDENTIAL DEMOLITIONS, COLUC area, ‘2? 


1966-1972 
Total é By Type of Dwellin 
Single- Semi-Detached Row Apartment Total 


Detached and Duplex 


Dwelling Units Percent 
O30 49.8 AS oil -< Ah od. ILON0) 5 (6) 
1,854 55.6 BP eZ Bitgat -= HE OORO 
Ode 66)s2 ay a ee Dil Orere OOR 0 
1,880 68.4 15.6 6.9 Or, ILO) 5 0) 
he 232 Guna Pl os yy 1.9 TOON 
IAAI (28S 2 a8 We. OuelOte IL (0)(0) 50) 
1,149 Oot aLabe 5} 3.4 8.9 OOO 
de, O15 63.6 LoS} Srses es ONER: OOO 


(1) Hamilton and Toronto Census Metropolitan Areas. 


Source: Statistics Canada. 
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housing requirements in the COLUC Area. 

A recent study by the City of Toronto Planning Board 
provides some insight into the magnitude of net replacement 
demand in the City over the past two decades.” 

Calculations by the consultant from data contained in this 
study produces some rather unbelievable results (Table C-3). 

If the figures are to be believed, net replacement demand plus 
vacancies as a percentage of total housing requirements in the 
City increased to 41 percent in the first half of the 1960's 
compared to 14 percent in the LOBONs, Then during the 1966- 
1971 period net replacement demand plus vacancies plummeted to 

a minus 46 percent; in other words, in this period the figures 
Suggest that numerous single-detached houses must have subdivided 
into two or more units and/or numerous non-residential structures 
were converted to residential uses. 

It seems highly unlikely that the very large shifts in 
the role of net replacement demand plus vacancies indicated in 
Table C-3 really occurred. What this exercise strongly points 
to is that much more comprehensive and reliable data are required 
before Canadian housing analysts are able to reliably estimate 


past trends or forecast future trends in net replacement demand. 


*City of Toronto Planning Board, Research Section, Changes 
in the Housing Stock 1951-1971, 1974. 

The study does not present separate figures for net 
replacement demand and vacancies. 
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Table C-3: COMPONENTS OF HOUSING REQUIREMENTS IN 
THB ClEY On TORONTO, (SELECTED PERIODS, 


IID LSLS) 
Dwelling Units Percent 
1951- 1961- 1966- 1951- 1961- 1966- 


1961 1966 SES) (fal 1961 1966 1971 


New household 


formation 19,574 MeoOO- 34,314 85.6 59.2 146.0 
Net Replacement Demand 
and Vacancies 3,296 5,096 -10,811 14.0 40.8 -46.0 
Demolitions (6,075) (4,966) (4,459) 


Other including 
vacancies (-2,779) (130) (-15,270) 


New dwelling 
completions PEO e My OO 23.503 “100.0 100.0 100.0 


source; City of Toronto Planning Board, Research 


section, Changes in the Housing Stock 1951-1971, UO 
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TECHNICAL APPENDIX D 


PROJECTION OF HOUSING AND RESIDENTIAL LAND REQUIREMENTS 
FOR THE COLUC AREA 


Based upon the analysis and results presented in the three 
preceding appendices and assumptions on the future performance 
of several central housing market relationships, projections 
are made of total housing requirements by type of unit and 
concomitant land requirements for the COLUC Area over the 
1971-2001 period. In Technical Appendix E these Area projections 
of housing and residential land requirements are allocated to 


23 urban places. 
1. DEFINITIONS 


Housing requirements refer to the expected number of 
new dwellings units which will have to be constructed in the 
COLUC Area to satisfy net household formation, vacancies, and 
net replacement aenaneurousdne requirements generated by net 
household formation are called demographic housing requirements 
while housing requirements due to an increase in vacancies and 
net replacement demand are referred to as other housing 


requirements. 
It should be emphasized that housing requirements and 
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housing needs are not the same. Housing needs generally relate 
to tie number of households paying an unusually high share of 
their incomes for shelver and households” residing in physically 
substandard or overcrowded accommodation. In contrast, a 
projection of housing requirements is a forecast of the probable 
number of new housing units that will have to be constructed 

in an area over a given period to meet underlying demand. 

separate projections are provided for four types of housing: 
low density, medium density, and two groupings of high density 
housing. Low density housing includes single-detached, semi-detached 
and duplex dwellings. 

Medium density housing refers to all types of housing which 
are not high-rise apartments or classified as low density housing. 
Traditional types of medium density housing include row dwellings 
and walk-up apartments. In recent years new forms of medium 
density housing such as stacked townhouses have emerged. The 
combination of low and medium density housing is referred to as 
family-type accommodation. 

High density housing includes high-rise apartments which are 
generally defined to include all apartment buildings having 
elevators. High density housing is separated into two components -- 
a lower and a higher. High density housing-lower corresponds to 
recent suburbon densities for new high rise development while high 
density-higher corresponds to recent densities in the central 
cities of the COLUC Area. 


Lastly, the projections of residential land requirements are 
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based upon dwelling densities per gross residential acre. Gross 
Poolaemiblclmacreasemis: defined vop ncitude in addition to the lots 
On which housing is situated half of the streets adjacent to lots 
plus community facilities such as schools, local parks and small 


shopping centres. 


2. DEMOGRAPHIC HOUSING REQUIREMENTS BY TYPE* 


In this section the household projections for the COLUC Area 
which were derived in Technical Appendix A are translated into 
occupied housing units by type, namely low density, medium density 
and high density housing. Initially, total demographic housing 
requirements are split into family-type accommodation and high 
density housing. Then family-type accommodation is separated into 
low density and medium density housing while high density housing 
is separated into lower and higher density components. Demographic 
oueine requirements are estimated by calculating the changes in 
total occupied dwelling units over the 1971-1986 and 1986-2001 
periods. 

The estimating procedure for projecting total occupied housing 
units by type appears to assume that all non-family households 


MMO tl souand 200m lived in’ or will live an high density housing 


"It was initially planned to prepare two’ projections of 
demographic and total housing requirements -- one based upon 
a simple extrapolation of past trends and the other based upon 
amore detailed analysis of the various factors involved. The 
two projections produced very similar results so only the 
consultant's "best estimate" of probable housing requirements is 
presented in this appendix. 
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and that family households live in both family-type accommodation 
and high density housing. This is not-the case however. The 
single-detached and owner-occupied housing to family household 
ratios presented in Tables B-7 and B-8 and the 1961-1971 changes 
iMmone comida OcmpDmesehvedumnmnanlLes b—9 and B=10 relate the total 
stock of these housing types to the number of family households 
only.” To the extent that non-family households occupy family-type 
accommodation, these ratios overstate the proportion of families 
Livin mcs yOCMOlmenOuUsine. [he analysis indirectly therefore 
does allow for the fact that some non-family households, particularly 
in the "65 and over" age group, live in family type accommodation. 
The approach used to separate total family household 
housing requirements into family-type accommodation (i.e., low 
and medium density housing combined) and high density housing 
includes the following steps. 
step 1: From data included in Tables B-9 and B=-10 estimates 
were made of changes in the family-type accommodation/family 


households ratios by age of household head in the COLUC 


*It will be recalled that Census data are not available for 
the type of housing occupied by family and non-family households 
by age of head separately. Hence, it was necessary to relate the 
total stock of family-type accommodation to family households, 
which makes it necessary to assume in the calculations that non- 
family households live only in high density housing. 

In addition, it should be noted again that Statistics Canada 
staff consider 1971 Census data on the number of single-attached 
dwellings as unreliable. In the Tables in Technical Appendix B 
family-type accommodation is approximated by two series -- 
single-detached dwellings and owner-occupied housing. It would 
have been more appropriate to approximate family type accommodation 
by the sum of single-detached and single-attached dwellings. 
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Pec lnese  esitamaves are, taken from Table B-10 for all age 
groups except the "Under 25" group where the change shown in 
Table B-9 is ised. The estimates are shown in Table D-1 
under the "Total Change" column for the 1961-1971 decade. 

step 2: The estimated percent change in family-type 
accommodation/family households ratios by age of head were 
then sub-divided into two components: a preference induced 
component and a housing cost/income induced component. 

The comparative analysis presented in Technical Appendix 
B indicated that the family-type accommodation/family household 
ratios in the younger age groups declined between 1961 and 1971 
even in areas such as Winnipeg and Calgary which did not experience a 
marked deterioration in the housing cost/income relationship. 
This is suggestive of a relative switch in housing preferences 
by younger families to high density housing over the period. 

The COLUC Area in addition to the above experienced a 
relatively sharp percent decline in the family-type accommodation/ 
family household ratio in the "25-34" age group and declines, 


albeit more moderate, in the four age groups above the "25-34" 


"It should be remembered the changes shown in Tables B-9 
and B-10 are based on two alternative approximations of family- 
type accommodation, neither of which is entirely satisfactory. 
Generally, the owner-occupied housing series is preferred as 
it is somewhat more comprehensive. However, for the "Under 25" 
age group the 1961-1971 percent decline in the family-type 
accommodation/family household is much larger for the owner- 
occupied dwelling series than for the single-detached dwelling 
series, i.e., the percent decline in occupancy of single- 
detached housing was smaller:than the percent decline in home- 
ownership. Since the concern here is with the type of dwelling 
occupied and not tenure, the percent change in the single- 
detached dwelling series is used for the "Under 25" age group. 
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group. These suggest that the sharp rise in home-ownership housing 
costs compared to the increase in family income between 1961 
and 1971 tended to "push" families into high density housing. 
Thus, in the COLUC Area the decline in the proportion of families 
living in family-type accommodation between 1961 and 1971 was 
probably caused by both cost push forces (the more rapid 
increase in home-ownership carrying charges compared to income 
growth) and demand pull forces (housing preferences). 

In order to estimate the separate impact of preferences 
and cost factors on the changes in family-type accommodation/ 
family households ratios by age of head, it is assumed that the 
average changes in the ratios in Calgary and Winnipeg are 
indicative of the influence of preferences in the COLUC housing 
market. The difference between the total change and the estimated 
change due to preferences is attributed to rising home-ownership 
housing costs compared to incomes. The resultant breakdown of the 
total change in each of the ratios between 1961 and 1971 
between preferences and cost pressures are presented in Table 
D-1. 

Based on these estimates, it appears that the relatively 
rapid increase in home-ownership housing costs over the 1960's 
in the COLUC Area resulted in a reduction in the proportion 
of families in all age groups living in family-type accommodation; 
a shift in preferences appears to ne RN a decline in the 


proportion of families under the age of 35 who live in family-type 
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accommodation over the decade. 

Step 3: The changes in family-type accommodation/family 
households ratios by age of head between 1961-1971 were 
extended to a 15-year period by multiplying each change by 1.5. 
Since these ratios are being projected for two 15-year periods 
(1971-1986 and 1986-2001), this calculation simply converts the 
past trend to a comparable period. 

Step 4: The family-type accommodation/family household 
ratios by age group are projected for the 1971-1986 and 
1986-2001 periods. 

For the 1971-1986 period it is assumed that the increase 
in home-ownership housing costs compared to incomes will be 
slightly greater than over the 15-year equivalent of the 1961- 
1971 period. Hence, the percent reduction in families living 
in family-type accommodation due to cost pressures will be 
slightly higher over the 1971-1986 period. In contrast, it 
is assumed that the influence of preferences will result ina 
Sharp reduction in the rate of decline in the proportion of 
families preferring to live in family-type housing over the 
period. Over the 1986-2001 period, it is assumed that the 
preference-induced changes in the family-type accommodation/ 
family households ratios will be similar to the 1971-1986 
period; the housing cost/income induced declines are assumed 
to be slightly smaller than over the 1971-1986 period. Table 
D-1 presents the assumed rates of change in the family-type 


accommodation/family households ratios over the 1971-1986 and 
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1986-2001 periods. 

How reasonable are these assumptions about future trends 
in housing preferences and home-ownership cost/income relationships? 
Evidence accumulated during the first few years of the 1970's 
strongly suggests that more families in the "under 25" and 
"25-34" age groups are purchasing housing than was the case in 
the 1960's. In retrospect it appears that many young families 
in the 1960's merely postponed the decision to buy a home. 

It is not clear however whether the rate of decline in the 
family-type accommodation/family ratios for younger families 
has simply tapered off, stablized or reversed in the early 
1970's. It is our "guesstimate" that the rates of decline have 
Slowed down. 

Regarding home-ownership costs/income performance, it is 
evident that in the first years of the 1970's, increases in 
home-ownership costs in the COLUC Area surpassed increases in 
income by a wide margin, probably much more than that implicit 
in the figures in Table D-1. It is felt however that governments 
in the COLUC Area were unprepared for the recent upsurge in 
demand for family-type accommodation but have now recognized 
that a serious problem exists. Thus while governments appear 
to be reacting with a substantial lag to the shortage of 
serviced land in the COLUC Area, over the 1971-1986 period as 
a whole the average annual inerease in the ratio of home-ownership 


probably 
cost to family incomes will/not be as large as the increase 
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Guring the early 1970's. 

DUCDEDE ne mprOjlecved) rates vor change in the ratios of 
family-type accommodation to family households derived in Step 
4 for the 1971-1986 period are then applied to the estimated 
1971 ratios of family-type accommodation to family households 
by age of household head. The following 1971 ratios are used 
in the calculations. 

Age of Household Estimated Ratio 
Head of Family- 


Type Housing to 
Family Households 


aljgy du S)¢(al 
Under 25 35.4 
25-34 64.4 
35-44 88.8 
45-54 2.3 
55-64 94.8 
65 and over SS) 

84.6 


These ratios are derived from 1971 Census estimates of the 
stock of single-detached and single-attached dwellings in the 
COLUC Area.” 


r 
Because the 1971 Census count of single-attached dwellings 


(double houses plus row dwellings) probably overstates the 

actual number of single-attached dwellings, the resultant projections 
of family-type housing requirements are also overstated by an 

unknown amount. However, if the two series used earlier to 
approximate family-type accommodation -- single-detached and owner= 
occupied dwellings -- were used as the base for the calculations, 

the projections of family-type housing requirements would be 
understated. It was decided to use the higher projection in 

the analysis. 
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Table D-2 presents the projections of total occupied 
housing units by type in the COLUC Area for the years 1986 and 
2001. Total occupied units are projected to rise from about 
PIS ,O0CunItscm MLO Col. (OO,000 units in 1986 and 2,400,000 
units in 2001. The stock of family-type accommodation is 
projected to decline from about 68 percent of total housing 
UMiusmeneOVemromsyempercent am 19586 and 47 percent in 2001. 
The ratio of the stock of family-type accommodation to the 
number of family households is expected to decline from about 
85 percent in 1971 to 72 percent in 1986 and 66 percent in 
AOOI, - 

In terms of additional housing units by type required to 
meet net household formation over the 1971-2001 period, these 


are as follows: 


Table D-3: DEMOGRAPHIC HOUSING REQUIREMENTS, COLUC AREA, 


1971-2001 

Increase in Percent Distribution 
Occupied Family-type High Density Total 

Housing Units Accommodation Housing 

Dwelling Units Percent 
1971-1986 (le OOO 3156 68.4 HEOORO 
1986-2001 698,000 32.9 Off od 106.0 
1971-2001 1,409,000 3262 Sos HOO 60 


Over the 1971-2001 period it is projected that roughly one-third 


of demographic housing requirements will be for family-type 
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Table D-2: PROJECTION OF OCCUPIED HOUSING UNITS BY TYPE 
AND BY AGE OF HOUSEHOLD HEAD, COLUC AREA, 1971, 1986, 
2001 


Occupied Households Family-Type Family-Type 


Family-Type Other Total Accommodation Accommodation 
Accommodation as Percent of as Percent of 
Total Family 
Households 
Dwelling Units Percent Percent 
es 
Under 25 15,206 50,698 65,904 AS} Al 35:4 
25-34 LNG 37/9 98,919 215,798 54.2 64.4 
35-44 180,825 44195 22S O20 80.4 88.8 
45-54 159,334 37 520 IGG coe! 80.9 92.3 
eee Beans Bs TLS) ILS eg 94.8 
5 and over (shoe DiOmiOn: USCo (25 Bric oS) 
Total 664,462 320,354 984 ,816 Sos ; 
1986 
Under 25 db 5 Pub 94,363 106,114 le a! 24.8 
25-34 SO) Ai 292,890 432,361 Bicrre 45.1 
35-44 256,884 1330 5 305) 387,189 6i6e3 (o2 
45-54 196,988 (25597 — 2595535 (Soak 84.9 
55-64 NGI, OLS 98,120 Q5Q) IL Se 62 82.5 
b5and over =. © 1235050 IIs) (M22 Qe Ae 51.0 LILA 6 O 
Total 889,162 CORO Ps, OS binio59 52.4 (265 
2001 
Under 25 LO. 159) 152,708 163,447 6.6 NOG 
25-34 120,014 376,414 496,428 24.2 BB 
35-44 304,816 216,628 521,444 58.4 68.0 
4W5—54 SUA 5B gL WY 695. NGO, 28% 67.9 (00 
Be ea Oe BOE 361,408 eee Be 
beand over ~ 171 0 219,497 30) BSN B19 106. 
Total | LSSSZ955 ISAs Sheen 46.7 (SSBC 
source: Refer to text. 


7. x 
vii GAT4U000 10 AOTTOS VOR = He 
10) , GASH CAOHGE VOH “#0: me Ya 


‘ j e a 


foteauon bezquse”. 4 
serng0 ,  bqyt— YL ome a 
not Yabolinoogh : 


t 
a} 


ALi 


VA be VI 


i’ > 
Yai 


- « 
> 
- 


iG ke © 
- 


? 
u 
"o/cS tt co 
— 
. ry 
a 


(art 


= -_ “ae, a 
-txe? of tetsh <<: 


accommodation and two-thirds high density housing. 

Step 6: The next step in the projection of demographic 
housing requirements is to split family-type housing requirements 
into low density and medium density housing respectively. Low 
density housing includes single-detached, semi-detached and 
Guplex dwellings. 

Estimates of recent trends in the number of medium density 
housing units are approximated by the number of row dwelling 
units constructed. While median density housing includes low- 
rise apartment structures as well as row units, very few 
apartment starts in the COLUC Area in recent years have been 
in smaller structures. Table D-3 shows that over the past four 
years about 95 percent of apartment starts have been in buildings 
Cio OG more. Units. | aivels, assumed that buildings of 50 or 


Momensace probanly hagh densioy housing units. 


Table D-4: APARTMENT STARTS BY SIZE OF STRUCTURE, 
Conch AREA GOV 1970-1973 
Size of Structure 


1-9 LOsa0 25-49 50-99 WO OMarral Total 


Units Units Units Winans More 
Units 
1970 0.8 sal 65 TO), 11 86.6. 100.0 
1971 Ome die. LA) LOSS 84.0 100.0 
1972 0.6 Ie Dei Wie6 88.3 EO ORO 
LOYS (Eve 
-Sept.) 0.9 22 Bee. ho Bod} HOORO 
(1) Toronto and Hamilton Census Metropolitan Areas. 


Source: Statistics Canada, Housing Starts and Completions. 


2 avhent 
at te 
| Vod ydlemet mu lhoam one wie os 4 * dai 


bedostsb-slgnts 3 sotuLont ae tauod ye 


m pea are 
: eoieiy sis 
Z fu + ane ? rs 

@ : * fe) ahs AY 


3 : ry 2s tilow ss estudouts 
ett 
TeSys t mt sevA QUOD sd¢ at. aoret 


ae a> ~~ 
vees at 2 sedtny eae 16) OF 


: | 
itsyod ytleneb dutd uidarong oe oF 
; ve pa 
wu, 
10 AXIR VE STAATG THEMTAATA ¢ rer - 
pyer-over CL) asa Quao9 u 
e7VIJov1Ie to ssie. 
Ta bse 0OL  veO-~0c @hecS  fo= or 


agiau. aztav 


atinv 
. . 


$ 

0.001 F,Y8 ey eit] 
zesih netiloqatgsM apes trnod Ltmel ‘te 
i buwok abated 2 ait art B 


a 


eck a” 


The relative importance of row dwellings in the new family 
housing market has risen rapidly over the past 15 or so years 
in most urban markets across the country. In the COLUC Area, 
row dwelling starts as a percent of total single-detached, semi- 
detached, duplex and row starts increased from virtually nil 
in the 1950's to 23 percent in the 1971-1973 period. Over the 
entire 1961-1973 period row starts accounted for 17.5 percent 
of all starts of family-type accommodation in the COLUC Area. 
In contrast, in the Calgary and Winnipeg markets row dwelling 
starts accounted for less than 10 percent of all starts of 


family-type accommodation over this period. 


Table D-5: ROW DWELLING STARTS AS PERCENTAGE OF 
TOTAL STARTS OF FAMILY-TYPE ACCOMMODATION, 
COLUC AREA, CALGARY AND WINNIPEG, SELECTED 


PERIODS, 1961-1973 


Percent 
1961- 1966- 1971- 1961- 
opens On 102 HropariGen of bets) 2 
COLUC Area 10.4 9% 3 22S 5S 
Calgary iL 5 © 9.0 ILOe ff To 
Winnipeg BiG S WANS 9.4 9.8 


source: Central Mortgage and Housing Corporation. 


If it is assumed that the average of the Calgary and Winnipeg 
experience represents the influence of preferences on the volume 
of median density housing constructed, it appears that in the 


COLUC Area, high and rising home-ownership costs and preferences 
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each accounted for about half of the upsurge in row construction 

over the 1961-1973 period. Over the 1971-1973 period, it is 

likely that the effect of rapidly rising housing costs outpaced 

the influence of preferences in the COLUC Area. It is assumed 

that cost pressures on low density housing will result in approximately 
40 percent of all starts of family-type accommodation over the 
1971-1986 period being in medium density forms, Coon 1woliiis 

stacked townhouses, low-rise apartments. This percentage is 

projected to rise to 65 percent over the 1986-2001 period. 

DEC nemeEnatns Hepmin ihe projection of demographic 
housing requirements is to separate high density housing (i.e., 
high rise apartments) into lower and higher density components. 

The lower density component of high density housing relates to 
the densities commonly found in the suburban fringes of the COLUC 
Area while the higher density component relates to densities 
iicwnencentral cities: (e.6.5 City of Toronto). 

Data are not available on the proportion of total apartment 
starts in the COLUC Area which in the past were constructed 
at these respective densities. As a crude approximation, it is 
assumed that apartment starts in the Cities of Toronto and Hamilton 
and the Boroughs of York and East York approximate the proportion 
of total apartment units constructed at the higher density. During 
the latest three years, 1971-1973, these areas accounted for 29 
percent of total apartment starts in the COLUC Area. 

It is assumed that the proportion of high-density housing 


requirements at the higher density will average 35 percent over the 
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1971-1986 period and rise to 40 percent over the 1986-2001 period. 
Die wimpacs of ‘rapidly rising Land costs is assumed to cause this 
upward trend in high-rise apartment densities. 

Projections of demographic housing requirements separated 
into four types of housing are presented below. 


Table D-6: BREAKDOWN OF DEMOGRAPHIC HOUSING REQUIREMENTS 
INTO LOW, MEDIUM AND HIGH DENSITY HOUSING, COLUC AREA, 


1971-2001 
Family-Type High Density 
Accommodation ¥ Housing Mowers 
Low Medium Lower Higher 
Density Density Density Density 


Dwelling Units 


1971-1986 135) 5 COW FO ,0OO 3LO,OOG0, . LIOR C OO (bt 5 OOo 

1986-2001 80,000 149,000 281,000 188,000 698,000 

1971-2001 ZI5\. QO 239,000 597,000 358,000 1,409,000 
Percent 

1971-1986 19.0 L256 uy. y 25369) IO}KO}6 0) 

1986-2001 Iba GS) Bako 8 40.3 26.9 EOORTO, 

1971-2001 WS 62 Wi 5 © 42.4 25.4 OOO 


Over the entire 1971-2001 period it is projected that low 
density and medium density housing will each account for approximately 
15 percent of total demographic housing requirements with high 
densivy Nousing accounting for) nearly 70 percent of total requirements. 
A marked shift away from low density to medium density housing is 
projected to occur in the 1986-2001 period compared to the 1971- 


1986 period. 


SOUR HOUS ENG REQULREMENTS BY Vier 


Yet to be projected are increases in vacancies and net 
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replacement demand. 

Based upon the analysis contained in Technical Appendix C, 
it is assumed that the vacancy rates for family-type accommodation 
will be 1.75 percent of the stock of occupied dwellings in 
1986 and 2001; the comparable vacancy rate for high density 
housing is assumed to be 4.5 percent. 

It was not possible to reliably estimate the importance 
of net replacement demand as a component of housing requirements 
in the COLUC Area over the last decade. What limited information 
there is available suggests that net replacement demand has 
been fairly small. 

It was decided to disregard net replacement demand in the 
projections of housing requirements. This assumption appears 
reasonable providing it is assumed: (a) that unrealistic rent 
ceilings are not imposed on privately-owned rental accommodation 
over the 1971-2001 period; (b) that government subsidized 
rental direct construction housing programs (excluding rent 
supplement programs) account for no more than 15-20 percent of 
rental housing starts over the period; or (c) that social conditions 
immune central cities of the COLUC Area do not deteriorate over 
the 1971-2001 period as they have in many large U.S. urban areas. 
Any one of these conditions could conceivably lead to a sharp 
upswing in net replacement demand. 

Increases in the number of vacant dwellings under the 


assumptions mentioned above will be the following: 
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Table D-7: PROJECTED INCREASE IN VACANT HOUSING UNITS, 


COLUC AREA, 1971-2001 


Family-Type High Density Total 
Accommodation Housing 
Low Medium Lower Higher 
Density Density Density Density 


Dwelling Units 


1971-1986 3,000 1,000 55), 01010 8,000 ene OOO 
1986-2001 2,000 535 00@) 2A, OOO 14,000 40,000 
1971-2001 5) HOG) 4,000 36,000 22,000 67,000 


TaeelOnAL HOUSING REQUIREMENTS BY TYPE 


Total housing requirements which consist of demographic 
housing requirements plus the increase in vacant units over the 


1971-2001 period in the COLUC Area are projected at the following; 


Table D-8: PROJECTIONS OF TOTAL HOUSING REQUIREMENTS 
COLUC AREA, 1971-2001 


Family-Type High Density Total 
_ Accommodation Housing 
Low Medium Lower Higher 


Density Density Density Density 
Dwelling Units 


1971-1986 138,000 Oi O00 33,000 M/s 5OOw 738,000 

1986-2001 82,000 L5Z 5000 SOZ5000 ~ 2OZAOC0 738,000 

1971-2001 22O 5 OOO PU SOOO TOSeRO0O, 380,000) 154765000 
Percent 

1971-1986 LS 7 IL 5 8} 44 9 Ail Th CORO 

1986-2001 eal 20.6 40.9 Da il OOS 0 

1971-2001 14.9 16.5 42.9 25) 6 | TOO RO 


Over the 1971-2001 period the projections indicate that about 1.5 


million new housing units will be required in the COLUC Area. While 
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total housing requirements over each of the 1971-1986 and 1986-2001 
periods are expected to be about the same, this is not true for 
each housing type. The major shift in housing types in the 1986- 
2001 period compared to the 1971-1986 period is a sharp drop 

in the proportion of low density units and a correspondingly 


sharp increase in medium density units. 


5. RESIDENTIAL LAND REQUIREMENTS 


The preceding projections of COLUC Area housing requirements 
are translated into residential land requirements by applying 
appropriate density ratios to each of the types of housing. These 
density Batten for the 1971-2001 period are derived from a recent 
study of residential developments approved in 1971 within the 
Municipality of Metropolitan Toronto. * This study indicates 


average units per gross residential acre of the following: 


Type of Housing Areas Average Units 
Per Acre 

Single-detached City plus Boroughs 465 
Semi-detached City plus Boroughs (ol 
Row CiCyep LUSmEOroOuchis 15) 5 © 
Apartments CioyeplLus Ss York. wsast sYork 205 0) 
Apartments scarborough, North York 

and Etobicoke 50} 6 6 


In the calculations it is assumed that semi-detached units 
Miiinaccouny TOr an increasing proporuion of Low density housing 
starts over the 1971-2001 period. Average density for low density 


housing is projected to rise to 6.0 units per acre over the 1971- 


“This study was undertaken by the Metropolitan Toronto 
Planning Board Research Division. 
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1986 period and 6.5 units over the 1986-2001 period. 
For medium density housing, which includes new forms of 
dow rise multiple housing structures in addition to the 
conventional row or townhouse developments, it is assumed that 
the density ratio over the 1971-1986 and 1986-2001 periods will 
be 25 and 35 units per gross acre respectively. The densities for 
high density housing are assumed to remain at 50 and 120 units 
per acre respectively for high rise development in suburban areas 
and central cities over both the 1971-1986 and 1986-2001 periods. 
The density assumptions used in the projections of residential 


land requirements then are the following: 


Type of Housing Average Units Per Acre 
1971-1986 1986-2001 
Low density 50 55) 
Medium density 25) 50 335) 6 0) 
High density - lower 5)(0)5 0) 5)(0) 5 0) 
- higher ZOO 20) oO) 


The resultant projections of residential land requirements 
indicate that a total of about 59,500 acres of land will be needed 
over the entire 1971-2001 period, with almost 60 percent of this 
land needed during the 1971-1986 period. Most of the land is 
needed to provide for low density housing. It should be noted 
that while most of the land requirements will be for previously 
undeveloped land, a portion of high density housing will be on 


redeveloped sites. 
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Table D-9: 


1971-1986 
1986-2001 
1971-2001 


1971-1986 
1986-2001 
1971-2001 


PROJECTIONS OF RESIDENTIAL LAND REQUIREMENTS, 


COLUC AREA, 1971-2001 


Family-Type High Density 
Accommodation Housing 
Low Medium Lower Higher 
Density Density Density Density 
Gross Residential Acres 
23,000 3,640 6,620 1,483 
12 6a.5 4343 6,040 L683 
35,61 7,983 12,660 3) 5156 
Percent 
66.2 NOs 5) 19.0 Hs 3 
Dileeek fire © 24.5 6c 
59.9 13.4 268 5.3 
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TECHNICAL APPENDIX E 


PROJECTION OF RESIDENTIAL LAND REQUIREMENTS 
BY URBAN PLACE 

The primary purpose of this appendix is to allocate the 
projections of total residential land requirements for the overall 
COLUC Area over the 1971-1986 and 1986-2001 periods derived in 
Technical Appendix D among 23 urban Sree ni In addition, since 
the COLUC Task Force is also concerned with land requirements 
between the year 2001 and the time at which each urban place 
reaches a mature state, some very crude projections of residential 
land requirements over this far-away period are also presented. 

The general approach underlying the projections of residential 
land requirements by urban place is very similar to that employed 
for the overall COLUC Area projections. The population allocations 
by urban place provided to us by the COLUC Support Staff are 
beanclLaved 1nGO projections of households. Total new housing 
requirements are based on these household projections together with 
a projected proportional increase in vacant units. Assumptions 
are then made as to the likely composition of new housing requirements 
by type of unit in each urban place. Lastly, density ratios 


(dwellings per acre) are applied to the projected housing 


* actually the total COLUC Area residential land requirements 
projections are allocated among 24 areas -- 23 urban areas plus 
a residual area (Rest of COLUC Area). 
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BeCQuUeaceMeMccm Dy uoy Oe am cack urban place vas a basis for projecting 
total residential land requirements for each urban place within the 
COLUC Area. 

The results contained in this appendix should be treated with 
considerably greater caution than the overall COLUC Area projections 
presented in earlier appendices. While the projections of 
residential land requirements for each urban place represent the 
consultant's "best estimates", it has to be recognized that 
ultimate land requirements in each urban place will be the product 
of a complex interaction of numerous social, economic, environmental, 
enganeering, and political forces over the forecast periods. 

For purposes of the present study, it was not practical to 
Carry jou a detailed investigation of the housing markets in 
each of 23 urban places and determine how local nuances might 
influence the types of housing constructed (and residential 
densities) over a period extending for more than 30 years. 

Instead, what is done is to assume that dwelling types and densities 
by urban place are a product of the underlying forces of land 
economics -—- residential densities will be highest in the urban 
places where serviced land costs are the highest (e.g., Metro 
Toronto and lowest in places where serviced land is the cheapest 
(e.g., the outlying urban places). 

Masa DOAdHnwaSmpmeseniLedmnmcnmee parvs., 9 Lhe, first 
section describes the Residential Land Allocation Model which is 


used to allocate the projections of overall COLUC Area housing 
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andwmecsudentual land requirements tO each Of 23 urban places. Next 
the analysis underlying the allocation of total COLUC Area housing 
MECiUuerenenusmanoOne URban Places as presented. And lastly, the 
COLUC Area housing requirements by type of unit and the resultant 


PesiaenuLlcdielandereduaremenus are allocated to each urban place. 


1. THE RESIDENTIAL LAND ALLOCATION MODEL 


In our Phase 1 Report it was recommended to the COLUC Task 
Force that it should consider the desirability of having a computer 
model developed which would aid in the allocation of total 
COLUC Area housing and residential land requirements to individual 
urban places. Such a model it was thought would enable the 
relatively easy manipulation of the many data involved. In 
adGuvurton-waic would provade Lilexibility to examine the effect of 
alternative population, household, housing mix and density 
assumptions on residential land requirements by urban place. 
Subsequently Woods, Gordon and Company, Management Consultants, were 
asked to develop this model. * 

The model, which is referred to as the Residential Land 
Allocation Model, does not contain behavioral equations. It 


is simply a computational aid. 


*Woods, Gordon and Company are preparing a concise users' 
manual for this model. COLUC Support Staff and others will be 
able to determine the land requirements projections of alternatives 
other than those that are analyzed in this study. 
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The model begins with total COLUC Area population for 
the years 1971, 1986, 2001 and maturity allocated among 23 urban 
places and a residual area (Rest of COLUC Area). Total households 
in each urban place are derived by applying estimates of the 
average number of persons per household in each place for each 
point in time. The user can input estimates of average household 
size for several of the urban areas and the model then computes 
average household sizes for the remaining areas in such a way 
that the weighted average household size of all the urban places 
is the same as the average household size for the overall COLUC 
Area. 

Next an overall vacancy rate (vacant units as a percent of 
total households) is applied to the number of households in each 
urban place and the resultant vacant units are added to total 
households. Housing requirements for each of four periods (1971- 
1986, 1986-2001, 200l-maturity and 197l-maturity) are calculated 
by taking the change in the sum of vacant units and households 
atv the beginning and end of each period. 

The user then inputs assumptions about the percent composition 
of total housing requirements by type of unit in several urban 
places and the model computes the percent composition of the 
unallocated units. The weighted average of the percent composition 
of. housing requirements by type in all the urban places will be equal 
to the assumed composition for the overall COLUC Area. 


Lastly, density ratios (units per acre) are then inputed 
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for each housing type and the model calculates residential land 
requirements for a given period for each urban place. 
In summary the model includes the following variables by 
urban place: 
-total population 
-average household size 
-total households 
-total vacant units 
-total new housing requirements 
—-new housing requirements by type of dwelling unit 
-—density ratios by type of dwelling unit 
-residential land requirements. 
The user is able to substitute alternative values for each 
of these variables and determine the implications for residential 


land requirements by urban place. 
2. TOTAL NEW HOUSING REQUIREMENTS BY URBAN PLACE 


Allocations of total COLUC Area population among 23 urban 
places and by year (1971, 1986, 2001 and maturity) were provided 
to the consultant by the COLUC Support Staff (Table E-1). The 
task at hand is to quantify the implications for residential land 
requirements by urban place of these specific population allocations. 
Table E-2 compares the profiles of population growth within 
the COLUC Area over the 15 years prior to 1971 and over the 3 


i 
forecast periods. 


*It should be noted that the boundaries of urban places as 
deninedwoya une COLUC Task Horce do not necessarily coincide wath 
municipal boundaries. For example, Metro Toronto includes in 
addition to the Municipality of Metropolitan Toronto fringe areas 
to the north. 
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Table E-1: 


Persons 
1971 1986 2001 
West Sector Giaaeco0d) (990,000) (1,603,000) 
1.. Hamilton 354,000 400,000 600,000 
An sib gilaliglerncoyal 80,100 100,000 15}5).5 OO W 
3. North Burlington 700 15 OOO AOR 
He MaLIetoye\ O00 9,000 oO 00 
Dic MeOalevainlel € Do, (OO) 66,000 90,000 
6. North Oakville 900 1,000 20,000 
7. Mississauga 143,600 225,000 360,000 
On ebro ne Masa s 5 SO 54,000 186,000 
9. Malton 17,900 OMT OOO 30,000 
10. Brampton-Bramalea 64,800 92,000 130,000 
ll. Georgetown Li 5 OOO 24,000 50100 
East Sector (LOS; 600)" (ESSalAOee), (738,000) 
PARE North Prekering OOO 30,000 ZO, WOO 
3 es ouLh Pickering 20,800 58,000 90,000 
eee x 3 00 24,000 45,000 
15. Oshawa-Whitby ILS) ALO 260,000 400,000 
Ho. Columbus LOO Ihg OOO) 335} 5 JOO 
17. Bowmanville 8,600 15) 5 OO 35,000 
18. Audley 2,900 35000 15) 5 O10 
North Sector COSROCO) (243000) (168,000) 
19. Woodbridge 335 300 6,000 T2000 
20. Markham 10,900 18,000 21,000 
Aly eka ehmond Huis 24,600 45,000 60,000 
22. Newmarket-—-Aurora 5310 5200 55101010 >, 0100 
23: - Metro Toronto 2 ALO COO. Zoi h,O00 Zou 1000 
24. Rest of COLUC Area 236,400 304,000 354,000 
Total COLUC Area SS 25)4 OOO) 5,678,000 


Source: 


4,386,000 


COLUC Support Staff. 
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TOTAL POPULATION BY URBAN PLACE, COLUC AREA, 
SELECTED YEARS, 19/71-MATURITY 


Maturity 


(2,350,000) 


700,000 
150,000 
70,000 
20,000 
200,000 
150,000 
440,000 
270,000 
35,000 
275,000 
40,000 


(C53 35) 5 OO) 


200,000 
120,000 
120,000 
450,000 
150,000 

25,000 

70,000 


(300,000) 


20,000 
35,000 
95,000 

150,000 


2,900,000 


515,000 


7,200,000 
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Table E-2: PROJECTED INCREASE IN POPULATION BY URBAN 
PLACE, COLUC AREA, SELECTED PERIODS, 1956-MATURITY 


Increase in Population--Percent Distribution 


1956- 1971- 1986- 2001L- 
. LO a 1986 2001 Maturity 
West Sector (255 epy (22S) (47.4) TICES SO 
eet ra Bod I 3 U5 5 5 Gi 
2 Burlington WS 1.9 Ore AL G0) 
So. IN@m wl Bwuellageaone -- -- Ora Bia 8) 
AVS + Wistalreoyrg) O52 OR O42 0.6 
De Oakville 2d O58 1069) Lo@ 
6. North Oakville -- -- 5,5) 8.5 
7 Mississauga Ween off 10.4 5.3 
8 Op@atyay WL zl abs (O)5 Jt i 2 LO) 62 BoD) 
9 Malton O18 -- 0.9 a3 
10. Brampton-Bramalea 4.0 2.6 2.9 9.5 
ll. Georgetown One 101.6 0.5 ORG 
East Sector . (563) (27, 5M) (26.8) @2G 2) 
12. North Pickering -- 256 TO 5.2 
ioe oOuCch backers ng 0.9 395) 255) 250 
ee Asianx 0.6 160 ko 4g 
15. Oshawa-Whitby Wel L365 ff pLORS 365) 
165, Golwmeons : -- -- 255) HEAT 
iP SOwmany ileke Ook 0.6 Lo ~0.6 
opens Audley Ora -- 0.9 3.6 
North Sector (350) (552) ares) (Bo) 
19. Woodbridge Onn Oss OS O65 
20. Markham ORG 0.6 Oe LEO 
Zilo . IRGlaVone Cl Islaial I AWA) Leg Lo Z 2 oS) 
22. Newmarket-Aurora eS Zou GS) 4.9 
23. Metro Toronto 55.2 44.6 18.4 5 6 
Due Resi Oe icOLUC Tod 555 4.0 NOMIC 
Total COLUC LOO > O LOG 60 OOO LOO 5 © 


Sources) COLUC suppory iSitansk < 
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Over the 1956-1971 period population growth was centred in 
Metro Toronto and in the urban places west of Metro Toronto. 
Roughly 55 percent of the total population increase in the COLUC 
Area over the period occurred in Metro Toronto, with Hamilton and 
Mississauga a distant second and third (8.1 percent and 7.7 
percent of total growth respectively). 

The population allocations for the 1971-1986 period presage 
rapid population growth in the urban places east of Metro Toronto 
(much greater than over the preceding 15 years) and continued 
Strong growth in Metro Toronto. Metro Toronto is expected to 
account for almost 45 percent of total COLUC Area population 
growth over the period followed by Oshawa (13.7 percent) and 
Mississauga (7.7 percent). 

The 1986-2001 population allocations envisage a sharp upward 
shift in the share of population growth accruing to the municipalities 
west of Metro Toronto and a concomitant decline in the Metro 
forento share. Over this period, Metro Toronto's share of total 
COLUC Area population growth is expected to drop to about 18 percent. 
Rapid population growth is anticipated for Hamilton (15.5 percent 
of total COLUC Area growth), Oshawa (10.8 percent), Mississauga 
(10.4 percent), Erin Mills (10.2 percent), and North Pickering 
(7.0 percent). 

Over the 200l-maturity period significant population growth 
is expected to occur in several urban places: Brampton-Bramalea 


(9.5 percent of total COLUC Area population growth), North 
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Oakvldwen(s.5 percents) — Columbus (7.7 percent), Oakville (7.2 
percent), and Hamilton (6.6 percent). Metro Toronto is expected 
to account for less than 6 percent of COLUC Area population growt 
Sig IMAL JOSIWSLOC! 

Tables E-3 and E-4 summarize trends in average household 
and average family sizes over the 1961-1971 decade for selected 
MUMicr pales) merne COLUC Area . * 

The data in these tables indicate over the 1961-1971 decade 
that: (a) the decline in average household size in the overall 
COLUC Area was much sharper than the decline in average family 
size; (b) changes in average household size were not uniform 
among urban places -—- the general pattern was for average household 
size to decline sharply in the larger central cities of the COLUC 
Apeal (enG@n, the City of Toronto or the City of Hamilton) while 
rapidly developing newer areas such as Chinguacousy Township 
and Markham experienced slight increases in average household 
size; and (c) the declines in average household size by urban 
place tended to be much sharper than the declines in average 
family size (or the increases smaller). 

These trends are indicative of a rapid growth in the importance 
of non-family households over the decade with such growth being 
eentred in the larger central cities within the COLUC Area. In 


contrast, the newer rapidly developing areas appear to have 


*These data were not readily available on the COLUC boundaries 
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Table E-3: 
COLUC AREA, UGS I 


AVERAGE HOUSEHOLD SIZE IN SELECTE AVR TEAL EEEES 


West Sector 


City 
Town 
Town 
Town 
Town 
Town 


Ons 


Hamilton 
Burlington 
Milton 
Oakville 
Mississauga 
Brampton 


Chinguacousy Township 
Town of Georgetown 


East Sector 
Pickering Township 
Town of Ajax 
City of Oshawa 
Town of Whitby 
Town of Bowmanville 


North Sector 


Town 
Town 
Town 
Town 
Town 


Ons 
of 
of 
@it 
OL 


Vaughan 
Markham 
Richmond Hill 
Newmarket 
Aurora 


Metropolitan Toronto 


City 


of 


Borough 
Borough 
Borough 
Borough 
Borough 


Toronto 

of Etobicoke 
of Scarborough 
Or York 

of East York 
of North York 


COLUC Area 


1966 and 1971 


Average Number of Persons 


1961 1966 a. 
3,6 3.4 308 
Brac sol 06 
So! 3.0 3.4 
3-5 S08 Sof/ 
(2) (2) 3.7 
Seoul 30) 3.6 
3.9 4.2 4.0 
BO 4.0 Bors) 
3.9 4.2 4.0 
4.2 41 368 
3.6 325 3.4 
Sia {f 530 30 
3.5 BS) Bas 
(2) 2) So Il 
Soil 3.9 3.8 
4.0 4.0 35 if 
3.6 3.6 365) 
3.7 3.9 30 ff 
30 i 3.6 350 
3-7 ae 3.4 
3.9 3.9 B10 
3.6 305 352 
302 Bi.10 Xo 
3.8 Biel 3.4 
3.8 Bi (/ 3.4 


Per Household 


(1) Average size of private households. 
(2) Not available. 


Source: Statistics Canada, Census of Canada. 
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Table E-4: 


1966 AND 1971 


AVERAGE FAMILY SIZE IN SELECTED MUNICIPALITIES, 
COMUCMAREAS Ion 


SS ed 


West Sector 
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Town 
Town 
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Town 
Town 


of Hamilton 

of Burlington 
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Town 
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Town 
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of Vaughan 
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Metropolitan Toronto 


City 
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Statistics Canada, Census of Canada. 
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attracted mostly families. 

IMWOUKE PRO) eCeuLOns Ot, average household size by urban place, 
it is assumed that a similar pattern will persist over the forecast 
period. Hence, the largest percent declines in average household 
size over the 1971-1986 and 1986-2001 periods are assumed 
for Metro Toronto followed by Hamilton. The smallest declines 
are assumed to occur in the new communities of North Burlington, 
North Oakville, Columbus and Audley. The remaining urban areas 
fall between these two extremes. 

Table E-5 outlines the assumed rates of decline in average 
HOMUSehOLGsaze Dy ureban place and the resultant projections of 
average household size, again by urban place, for 1986 and 200i a 

For the 200l-maturity period, it is assumed that the average 
household size at mature state will be the same as in the year 
2001." By urban place it is assumed that average household size 
in Toronto and Hamilton will be the same in 2001 and maturity. fThe 
assumption of no change in average household size in the overall 
COLUC Area, Metro Toronto and Hamilton results in a moderate 


reduction in average household size in the other urban places. 


*the numbers in Tables E-5 through E-9 relate to the urban 
places having the same numbers in Tables E-1 and E-e. 

Average household size is assumed to be 2.4 persons per 
household in both 2001 and maturity. Due to rounding Table E-5 
shows a small increase in average household size over the period -- 
from 2.37 to 2.4 persons. 
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What this implies is that over the period these "other" urban 
places experience a relative increase in smaller non-family 
households. 
Lastly, a vacancy factor is applied to total households in 
each urban place in 1971, 1986, 2001, and maturity and new 
housing requirements are calculated by taking the change in the 
combined stock of households and vacant units over each 
period. The vacancy rates (vacant units as a percent of total 
households) used in the calculations are: 1971 - 2.6 percent; 
1986 - 3.0 percent; 2001 - 3.2 percent; and maturity - 3.4 percent. 
Table E-6 presents the projections of total housing requirements 
by urban area and) period. One of the more notable features of 
TAcsempeOvVeCulOnsms the Significant role of Metro Toronto in the 
first two periods. Over the 1971-1986 period it is projected 
that Metro Toronto will account for 67 percent of total COLUC Area 
new housing requirements. In the 1986-2001 period the importance 
of Metro Toronto declines sharply but this area still is expected 
to account for about 39 percent of the total COLUC Area housing 


requirements. 


3. NEW HOUSING REQUIREMENTS BY TYPE AND RESIDENTIAL LAND REQUIREMENTS 


Projections of housing mix by urban place for each time 
period were made by inputing intuitively reasonable assumptions 


into the model for several groupings of urban places and then allowing 
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Table E-6: PROJECTIONS OF NEW HOUSING REQUIREMENTS 
BY URBAN PLACE, COLUC AREA, 1986, 2001 AND MATURITY 


ARTA 1974-1986 1986-2004 2001-MAT. 1971=MAT. 
al 53253 108101 H5524 206875 
2 7375 14762 11039 33176 
3 94 2616 19656 22366 
4 695 944.9 3734 5428 
5 4379 10040 HLL LLL G 58865 
G 44d 5530 42694 48263 
Wy! 34617 57365 29799 OA BO 
8 13543 45329 38698 97570 
g Guy USO 3071 8555 

AO) 10039 15497 59049 84585 
del ; 2569 3080 4u595 10244 
12 8475 30688 34537 T3700 
13 12045 AON OT LOT 3928 
14 3605 7705 29641 40950 
15 55640 61757 191173 136570 
16 Talal 9295 38870 48154 
17) 1894 7086 ~ 2289 6691 
18 al 3520 18269 21860 
19 880 Dag 3454 6507 
20 2U5G 1567 6O4Y 10063 
Da 6657 6395 15414 28466 
22 8144 8367 30857 47368 
23 493390 279197 45865 818453 
2u 15519 26247 74069 : 115835 
TOTAL 73631462) 724235 +) 631030 2091579 


(1) Total housing requirements here differ slightly from 
those in Table 1 due to the use of a single overall vacancy 
rate rather than separate rates for family-type accommodation 
and high density housing. 
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the model to calculate the mix in the remaining urban areas. The 
mixes calculated by the model for "other" urban places were 
compared with the inputed assumptions; at this point the initial 
assumptions were adjusted and the model was run again. This 
process was carried out several times until the housing mixes in 
each grouping of urban places appeared to have a reasonable 
relationship with each other. 

Once the housing mix in each urban place was determined, 
density ratios were applied to the housing types by urban place. 
The overall COLUC Area density ratios by type of housing used 
am Technical Appendix D were applied to each housing type by urban 
place. The 1986-2001 density ratios were assumed to be applicable 
to the 200l-maturity period. 

Projections of housing requirements by type of unit and 
residential land requirements by urban place for the 1971-1986, 
1986-2001, and 200l-maturity periods are presented in Tables E-7, 
E-8, and E-9. A summary of residential land requirements by 
urban place for the entire 197l-maturity period is included in 
Table E-10. | 

Of the nearly 35,000 acres of land required for residential 
uses during the 1971-1986 period in the overall COLUC Area, some 
42 percent (14,800 acres) is expected to be needed in Metro 
Toronto. The urban places west of Metro Toronto are expected to 
need about 9,500 acres of new residential land compared to 6,800 


acres in the places east of Metro Toronto and only 2,000 acres 
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PERIODS, 1971-MATURITY 
Gross nhesidential Acres 
1971- 1986- 2001- 1971- 

1986 2001 Maturity Maturit 

West Sector (9558) Coss) (GlOmosiy) (30-116) 

1. Hamilton 2675 22162 716 6,713 

2  jewecilayqyensorn\ 838 aay 3}5)5} 1,908 

See Orrin sur ine cor 14 200 978 VeUoe 

A JUL Tovey 19 46 Lea 246 

5. Oakville 4g7 487 1,423 2 WOY 

6. North Oakville 6 423 2 NAS Oppo 

7. Mississauga 25350 2 O9ab 899 5 5 320 

Oo  ldyealio Wet Ililss LA D539) 2 200 WAASKe 4,978 

Celadon LOY 7 220 98 42s 

10. Brampton-Bramalea 1,141 (52 I, 3Oa 3,784 
ll. Georgetown 292 50) 147 589 
East Sector (6,807) C6 {600) “SEE Talons) 

ie Norenebickenine 9) 1003 1,951 1,433 SSO 
13. South Pickering eS) 790 Oi3 228) 
i AMES 410 374 94g Ios S383 
15. Oshawa-Whitby 3,745 2,251 579 6,575 
16. Columbus -2 (al I, 5935 2,644 
17. Bowmanville 25 344 -73 486 
18. Audley It 269 909 LGaLee) 
North Sector (2, 01@)) (898) (6 V7) (4,745) 

19. Woodbridge 100 106 atonal Sabi 
20. Markham 279 76 194 549 
Aleem clamo ride ¢hidedea) 756 310 4gy L560 
22. Newmarket-Aurora 925 406 988 2. BUG) 
23. Metro Toronto 14,802 4WT5T 508 20,067 
24, Rest of COLUC 15 (6s Lol i 2,369 5,409 
Total COLUC 34,950 DIN NO 21,059 80,179 


each urban piers 


Table E-10: 


PROJECTIONS OF TOTAL RESIDENTIAL LAND 


REQUIREMENTS BY URBAN PLACE, COLUC AREA, SELECTED 


Ca) 


Total acreage includes all built-up and vacant land in 


source: 


Not available. 


Rew? 


Total Acres ,i} 
Urban Place 


49,000 
AO, 226 
9,640 
2,800 
23,680 
10,400 
29,560 
10,800 
4,080 
14,320 
2,920 


11,360 
(592e 
10,520 
26,840 
8,760 
4120 
11,600 


ip 20 
3,040 
5,120 
5,040 


154,149 


(2) 
(2) 


Tables E-7, E-8 and E-9 and COLUC Support Staff. 
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Over the 1986-2001 and 200l-maturity periods the largest 
residential land requirements are anticipated in the urban places 
west of Metro Toronto (about 10,000-11,000 acres each period) 
followed by the places east of Metro Toronto (about 6,000-7,000 
acres per period). Residential land requirements in Metro 
Toronto are projected to fall from about 4,800 acres in the 1986- 
2001 period to only 500 acres in the 200l-maturity period. Land 
requirements in the places north of Metro Toronto remain quite 
small over these periods. 

For the entire 197l-maturity period, roughly 25 percent 
(20,000 acres) of total COLUC Area residential land requirements 
aEempaONeCucdmuOnmuemmeedcd san Metro Toronvo. in declining order 
of magnitude the other urban places with significant residential 
land requirements over this period trelude Hamilton (6,713 acres), 
Oshawa-Whitby (6,575 acres), Mississauga (5,320 acres), Erin 
Mills (4,978 acres) and Brampton-Bramalea (3,784 acres). 

It should be noted that for most urban places residential 
land requirements over the 1971l-maturity period are substantially 
less than the total acreage within the urban place (Table E-10). 

The reader is cautioned that these residential land requirements 
projections by urban place are the product of a technique involving 
many assumptions. While these underlying assumptions represent our 
"best estimates" of probable future trends in such variables as 


average household size and housing mix by urban place, it is important 
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that the projections be treated as rough approximations of probable 


residential land requirements by urban place. 
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TECHNICAL APPENDIX F 


ALTERNATIVE PROJECTIONS OF HOUSING AND 
RESIDENTIAL LAND REQUIREMENTS, COLUC 
AREA AND BY URBAN PLACE 


The two preceding appendices described our "best estimates" 
of residential land requirements, both for the overall COLUC Area 
and for 23 urban places within the COLUC Area. These "best 
estimates" are based upon the population projections provided us 
by the COLUC Support Staff and the assumption that the future impact 
of government on the COLUC Area housing and land markets will not 
be materially different from that of the past decade or two. 

Reviewers of our First Phase Report have suggested several 
alternative scenarios which they believe should be considered in 
the study. The impact of these alternatives on residential land 


requirements are assessed in this appendix. 


1. TOTAL RESIDENTIAL LAND REQUIREMENTS IN THE COLUC AREA 


A total of five alternatives to our "best estimate" of 
future residential land requirements are analyzed. Each of these 
alternatives and their implications for housing requirements by 
type and residential land requirements in the overall COLUC Area are 


described below. 
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Alternative A 

This alternative assumes that the appropriate age distribution 
of the COLUC Area population in 1986 is the distribution for the 
Hamilton-Toronto Census Metropolitan Areas prepared recently by 
Central Mortgage and Housing Corporation rather than the distribution 
given the consultant by the COLUC Support Staff.” Table A-3 of 
Technical Appendix A compared these two projections of the 
age distribution of the 1986 COLUC Area population. 

As Table F-1 indicates, the two projections differ in that 
the CMHC projection has considerably more persons in the "15-24" 
and "25-34" age groups and fewer persons in the remaining five age 
groups. Substitution of the CMHC age projection increases the 
1986 forecast of total households in the COLUC Area by 34,000 
households (or about 5 percent). 

Use of the CMHC projection lowers new housing requirements 
for family-type accommodation by 23,000 units and increases high 
rise housing requirements by 57,000 units. Total residential 
land requirements over the 1971-1986 period are reduced by about 


5 percent to approximately 33,000 acres. 


Alternative B 
Several reviewers of our First Phase Report were of the 


opinion that our "best estimate" projections of the number of non- 


% 
The CMHC projection of the population age distribution is 
not available for years beyond 1986. 
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COMPARISON OF SELECTED COLUC AREA PROJECTIONS 
OVER THE 1971-1986 PERIOD, BEST ESTIMATE AND ALTERNATIVE NG" 


HACwD UsimNoU OnnOmn COUUCmArea bopulation in 1986 (000's of Persons) 


Oni Saat asset 

Best Estimate 1,013 671 37 
Alternative A 930 T24 947 
Difference -83 53 210 


Increase in Number of Households 1971-1986 (Households) 


Family 
Households 

Best Estimate OOO 
Alternative A 464,000 
Difference 235 OOO 


Housing and Land Requirements by Type 1971-1986 


Family-Type 


Accommodation 
Low Medium 
Density Density 
Housing (Dwelling Units) 
Best Estimate 138,000 91,000 
Alternative A 124,000 82,000 
Difference ~14,000 -9,000 
Land (Gross Residential Acres) 
Best Estimate 23,000 3,640 
Alternative A 20,608 3,29 0 
Difference -2,392 —343 
(a) 


25-44 A5=54 55-64 65 and 
over 
684 478 12 390 
O15 412 360 338 
-9 -66 -52 -52 
Non-Family 
Households Mower: 
ZO OOO Fibs. 5OOe 
281,000 745,000 
LOO 34,000 
High-Rise Housing Total 
Lower Higher 
Density Density 
2231 OOO 173,006 738,000 
368,000 198,000 Lae O00 
37,000 20,000 34,000 
6,620 1,483 34,743 
(5392 1 O52 32 S)ae8) 
T4H2 169 -1,824 


correspond to that projected for the Hamilton-Toronto Census 


Metropolitan Areas in a CMHC study 
Source: see text. 


IOS: 


(SEQ Walle Mes) 6 


owas: 


q, 386 
4,386 


Alternative A differs from the best estimate in that the 
age distribution of the 1986 COLUC Area population is assumed to 
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family households in the overall COLUC Area might be on the high 
side. As was pointed out in Technical Appendix A, our projection 
of total family households in 2001 and a projection prepared by 
the Metropolitan Toronto Planning Board are very similar. However, 
our 2001 projection of non-family households is almost 40 higher 
than the Planning Board's projection. 

Alternative B assumes that the increase in the number of 
family households over the 1971-2001 period remains the same as 
in our "best estimate". On the other hand, non-family households 
are assumed to account for only 25 percent of the increase in 
total households over the period compared to over 35 percent in 
eur “best estimate". Under this alternative the increase in the 
number of households over the 1971-2001 period is 205,000 
households less than the increase under our "best estimate" (Table 
F-2). 

In terms of housing requirements by type, it is assumed 
that 75 percent of the reduced number of non-family households 
would have lived in higher density high rise housing and 25 percent 
in lower density high rise housing. The reduced requirement for 
high rise housing diminishes total land requirements by about 
4 percent to 57,000 acres over the 1971-2001 period compared to 


the "best estimate" projection of about 59,500 acres. 


Alternative C 
This alternative is similar to the "best estimate" with 


the exception that it is assumed the average carrying costs associated 
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Table F-2: COMPARISON OF SELECTED COLUC AREA Baye eT eO NY 
OVER THE IS (l=2001) PERTOD, .BEST) ESTIMATE, AND ALTERNATIVE B 1) 


SEE NS ee SS a ee 


Increase in Number of Households (Households) 


1971-1986 1986-2001 
Family Non-Family Family Non-Family. 
Households Households Total Households Households Total 
Best Estimate 441,000 2iRO nO OO) ai ble. O00 14:6,3)5 0010 289110100 698,000 
Alternative B 447,000 MAGN OOO | Seis 000) T463% 0100 LL SOOO Oil, 00C 
Difference . -- -124,000 -124,000 -- -81,000 -81,000 


Housing and Land Requirements by Type 1971-2001 


» 


Family-Type 
Accommodation High-Rise Housing 


Low Medium Lower Higher 
Density. Density Density Density MONG 


Housing (Dwelling Units) 
Best Estimate 220,000 243,000 633,000 380,000 1,476,000 


Miternative B 220,000  .243,000 579,000 219,000 1,261,000 
Difference -- -- -54,000 -161,000 -215,000 


and (Gross Residential Acres) 


Best Estimate 35,615 7 sO83 6 CLA5660 > Sea mllaG 59,424 
Alternative B . 35,615 05983 ~ UL SS85 1 5823 57,006 
Difference _- -- -1,075 -1,343 =-2,418 


(1) Alternative B differs from the best estimate in that 
non-family households are assumed to account for only 25 percent 
of the increase in total households over the 1971-2001 period. 


source: See text. 
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with the median value single-detached house in the COLUC Area 

will increase at the same rate (rather than much faster) as 
averaremtanilyeinecome over the 1971-2001 period. That is, the 

impact of the cost/income induced factor on the type of accommodation 
occupied by family households, included in Table D-1 of Technical 
Appendix D, is now assumed to be zero for each age group of 

family households over both the 1971-1986 and 1986-2001 periods. 

Over the entire 1971-2001 period, Alternative C produces a 
marked increase of 434,000 units in requirements for low density 
housing compared to our "best estimate" (Table F-3). Concomitant 
sharp declines occur in the requirements for medium density and 
high rise housing. Total housing requirements are reduced slightly 
(by 26,000 units) since a lower vacancy rate is associated with 
low density housing. 

Because of the marked shift to low density housing and also 
to somewhat lower densities for low and medium density housing, 
residential land requirements are now substantially higher compared 
with our "best estimate".* Over the entire 1971-2001 period total 
residential land requirements are 143,000 acres compared with our 


"best estimate" projection of about 59,500 acres. 


*Assumed densities for low density housing in the 1971-1986 
and 1986-2001 periods are 5.0 and 5.5 units per acre; for medium 
density housing densities are assumed to be 20 and 25 units per 
aere in these periods. These lower densities are the result of 
reduced housing cost pressures under Alternative C compared to our 
"best estimate". 
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Table F-3: 


COMPARISON OF SELECTED COLUC AREA See OT TC 


OVER THE 1971-2001 PERIOD, BEST ESTIMATE AND ALTERNATIVE C 


Family-Type 


Accommodation 
Low Medium 
Density 


Densamuwy, Density, 


High-Rise Housing 


Lower 


Higher 
Denisainy. 


Housing Requirements by Type (Dwelling Units) 
97 Page 6 


Best Estimate 
Alternative C 
Difference 


1986-2001 
Best Estimate 
Alternative C 
Difference 


1971-2001 
Best Estimate 
Alternative C 
Difference 


Land Requirements by Type (Gross Residential Acres) 
LOTIZ1986 


Best Estimate 
Alternative C 
Difference 


1986-2001 
Best Estimate 
Alternative C 
Difference 


1971-2001 
Best Estimate 
Alternative C 
Difference 


(1) Alternative C differs from the best estimate in that 
the influence of housing cost/income effects included in Table D-1 


138,000 
3255 000 
187,000 


82,000 
329,000 
247,000 


220,000 
654,000 
434,000 


2B 000 
65,097 
42,097 


12,615 
59) AS (a 
47,256 


35%, O15 
124,968 


S955 


are assumed to be nil. 


source: 


91,000 
69,000 
2224, 000 


152,000 
110,000 
a2 000 


243,000 
179,000 
-64 000 


3,640 
3,452 
-188 


eae 
4,390 
47 


7, 983 
7,842 
-141 


see text. 
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331,000 
238,000 
-93,000 


302,000 
194,000 


21106 000 


633,000 
432,000 


=2101 O00 


6,620 


Eee 
-1,861 


6,040 
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-2,163 


12,660 
8.636 
-4 024 
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850 
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Moma 


738,000 
734,000 
SOOO) 


738,000 
716,000 
AP 000 


1,476,000 
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Alternative D 

This alternative is the same as Alternative C except that 
the number of medium density housing units required over the 1971- 
2001 period is greatly enlarged at the expense of low density 
housing units. 

Consequently, residential land requirements over the 1971- 
2001 period under Alternative D are significantly less than under 
Alternative C but higher than our "best weeds” projection... | Lovak 
residential land requirements under this alternative over the 1971- 
2001 period are for about 90,000 acres compared to the "best 


estimate" projection of 59,500 acres (Table F-4). 


Alternative E 

The scenario portrayed by this alternative has fewer low 
density and very high density housing units required but more 
medium density units than in our "best estimate".* 

Compared to the "best estimate" projection total residential — 
land requirements over the entire 1971-2001 period is reduced by 


about 4,000 acres -- from 59,500 acres to 55,400 acres (Table F-5). 


“The 1971-1986 density ratios (units per acre) under this 
alternative are the same as the "best estimate" ratios. For the 
1986-2001 period density ratios are as follows: low density - 

7 units; medium density - 35 units; lower density high rise 
housing - 70 units; and higher density high rise housing - 140 
units. 
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Table F-4: COMPARISON OF SELECTED COLUC AREA PROJECTIONS OVER 
THE 1971-2001 PERIOD, BEST ESTIMATE AND ALTERNATIVE pél 


Family-Type 


Accommodation High-Rise Housing Total 
Low Medium Lower Higher 
Density Density Density Density 
Housing Requirements by Type (Dwelling Units) 
1971-1986 
Best Estimate 138,000 G10000 3313000 1783000 738,000 
Alternative D 147,000 250,000 234,000 103,000 734,000 
Difference 9,000 159,000 -97,000 -75,000 -4 ,000 
1986-2001 
Best Estimate 82,000 152,000 302,000 202,000 738,000 
Alternative D 143,000 294,000 193,000 86,000 716,000 
Difference Gus 000 142,000 -109,000 -116,000 -22,000 
1971-2001 
~ Best Estimate 220,000 243,000 633,000 380,000 1,476,000 
Alternative D 290,000 544,000 427,000 189,000 1,450,000 
Difference 70,000 301,000 -206,000 -191,000 -26,000 
Land Requirements by Type (Gross Residential Acres) 
LOfl=19 
Best Estimate 23,000 3,640 6,620 1, ASS 34,743 
Alternative D 29,400 12,500 4 680 858 47,438 
Difference 6,400 8.860 aoXe -625 12,695 
1986-2001 
Best Estimate 12,615 4343 6,040 1,683 24,681 
Alternative D 26,000 Ia (SO 3,860 (26 42,336 
Difference 13,385 7H SP nBO -967 17,655 
1971-2001 
Best Estimate 35,615 7,983 12,660 B66 59,424 
Alternative D 55,400 2 260 8,540 1,574 89,774 
Difference 19,785 emer Set20 e145 92 30,350 


(1) Alternative D differs from Alternative C in that a 
sharply reduced proportion of family-type accommodation are of the 
low density variety while substantially more are medium density units. 


source: See text. 


JT, 


OF TUS GG JAS Aor fh 


Z \ ae w s2ad 1 Ps : : , 
3 A ott 
GaP, ee UOT OER Bey erry ee eTtsn | ny ¢ ra . 
\ A . ¥ i iy aeiT ik 't Hy ae 8 Weavers a “{ PAN 3 re 7 pon f OLA 
i a = eee rae I 8 a eB i eo A ee Sa 6 + ee FI dp em en be n Pion - 


Laer Ay 


eqyT=xLt tate 3) 


~ oa | ~ 
oy. ' motisbom moos 
- ~~ a = art tx a ae ¥ 
, pa - : armani 
yori 3 mut beM on ia 
rf rf ae y tre re ys Port a 
iihslgeinginus dtlecomandumoenss yttaned yetensd 
t “\ 
ai ca 
a ee 
~ - rec oh a we r Ar fr) Br i 
WV ‘ wh WM eg LES PRI ead, r 900, 56.£ 
000 { f doo. Hes 30 Oas O00, 7aL 
ene r . i) ar 
ros ¢ a rn i ~ , 
0 O00, Ye= 000,@eL 000.8 
_ » 


— “a a ™ 
NO 6 JUQ. wOS O00eSeL 
my “4 * “ - - Arne iy 
ir .) C 
vers | . 0 10, Hes 
a = y Fa « i r 
JU ’ P : 4, UU» 27 


x 
+ 4 c rl eee ae a alt a An? Cute * eo 
Ped O,08€ O00,€€6 OO0,€0S, O00. 086) 


: ¢] 
beg 0, OBL YS! 000,888 000,085 
Hs, On Din ik \ 1, 00S 000 « LOE 000, OF } ' 
q i iH 
eto8 istinsbieeh aac 2D) 2ayt YG een remoratug 
‘ ~ ¢ 
eRY we eB, OSaed x Obdek yRSo 
Je + —s +i . « ¢ i ~ > * 
‘. ’ . oI DOd, | s aa ees © ® 
wd ; 4. cs ,” , 4 008.8 ook.a 
“= 
F aaa Lie > ae 
[ a L A 0.0 Cw {4 ef0,$2 : 
eat Oi} OG, & Ody, it 000,35 | a 
> ‘ Ya "i ita] 74 el bes 
f a ve OBE EL 
y pia ae y 


ho i :: - a ie aos om Oo a) ‘ / : ~ 
ear eo EC Ol Lo C VOG.. & id. i,” hi e } q é [ 
3 “8 - og. 2. -_ 
: ~ ¢ a —, - 
TY ¢ ab ae ry i a St 


Ey . 8 


| tarts nit 9 evidvsenxresiA mort age Ttib qd. ovitsatedts 
ig to sts Laeeshjupat, MMOD 96 aise ite rol steg 


Table F-5: 


COMPARISON OF SELECTED COLUC AREA PROJECTION 
OVER THE 1971-2001 PERIOD, BEST ESTIMATE AND ALTERNATIVE E 


Family-Type 


Accommodation High-Rise Housing Total 
Low Medium Lower Higher 
Density Density Density Density 
Housing Requirements by Type (Dwelling Units) 
1971-19 
Best Estimate 138,000 OOO 331), 000 VL78. 000 738,000 
Alternative E 111,000 184,000 288,000 155,000 738,000 
Difference -27,000 SenooO. 243.000) 423,000 an 
1986-2001 
Best Estimate 82,000 152,000 302,000 202,000 738,000 
Alternative E 74,000 258,000 244,000 162,000 738,000 
Wigserence = —=o000) 106,000 =58,000 -40,000 eos 
1971-2001 
Beomsiccimacer2cOn0008 8 243°000' 633,000 380,000 1,476,000 
MiternativelE 165.000 442.000 532,000 317,000 1,476,000 
Disserencel) =355000 199,000 -101,000 -63,000 22 
Land Hequinements by Type (Gross Residential Acres) 
US feu 
Best Estimate 23,000 3,640 6,620 1 Ss 34,743 
Alternative BE 18,450 7,380 56 1,292 B25 SPS 
Difference -4,550 3,740 -864 -191 -1,865 
1986-2001 | 
Best Estimate 12,615 43 6,040 1 633 24 681 
Alternative E 10,543 7, 380 3,479 1,160 22.562 
Difference -2,072 3 OS -2,561 -523 -2,119 
1971-2001 
~ Best Estimate 35,615 fe 9e3reae 660 3,166 59,424 
Alternative E 28,993 TSO 90235 2,452 55,440 
Difference -6,622 Oh (elen -3,425 -714 -3,984 


(1) Alternative E differs from the best estimate in that 
it is assumed a relatively greater proportion of housing requirements 
over the 1971-2001 period will be in the form of medium density 
housing and densities (units per acre) will be slightly higher. 


source: See text. 
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Summary of Alternatives 


The implications of the five alternatives on total residential 
land requirements in the COLUC Area over the 1971-1986, 1986-2001, 
and 1971-2001 periods are summarized in Table F-6. 

Under Alternatives A, B and E total residential land requirements 
do not vary materially from our "best estimate" projections. On 
the other hand, land requirements are about 84,000 acres and 30,000 
acres higher, respectively, under Alternatives C and D than the 


"best estimate" projection over the entire 1971-2001 period. 
2. RESIDENTIAL LAND REQUIREMENTS BY URBAN PLACE 


As Alternatives C and D are the only two alternatives 
considered which generate residential land requirements over the 
1971-2001 period significantly different than our "best estimate" 
projection, detailed allocations of land requirements by urban 


place are made for these alternatives only. 


Alternative C 

This alternative, it will be recalled, is based upon the 
assumption that the carrying charges (i.e., mortgage principal and 
interest and property taxes) for the median value single-detached 
house in the COLUC Area and average family income will both increase 


at the same rate over the 1971-1986 and 1986-2001 periods. This 
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Table F-6: COMPARISON OF PROJECTIONS OF TOTAL RESIDENTIAL LAND 
REQUIREMENTS, COLUC AREA, 1971-2001 


Gross Residential Acres 


1971-1986 1986-2001 1971-2001 
Best Estimate 34,743 24,681 59,424 
Alternative A 32,919 (a) Gig) 
Alternative B 33,281 23 25 Silo 
Alternative C 74,158 68,830 142,988 
Alternative D 47,438 42,336 89,774 
Alternative E 32,878 DD SEQ 55,440 


GDie Notravailable. 


Summary of Alternatives 


Alternative A: Same as "best estimate" except that projection 
of age distribution of the COLUC Area population in 1986 is based 
on a CMHC study. 


Alternative B: Same as "best estimate" except that it is assumed 
non-family households will account for only 25 percent of the 
increase in total households over the 1971-1986 and 1986-2001 periods. 


Alternative C: Same as "best estimate" except that it is 
assumed the average cost of family-type accommodation and average 
family income will both rise at the same rate over the 1971-1986 
and 1986-2001 periods. 


Alternative D: Same as Alternative C except that is is assumed 
relatively more of total family-type accommodation is of the medium 
density variety while relatively less is low density housing. 


Alternative E: Same as "best estimate" except that it is 
assumed (a) a relatively greater proportion of housing requirements 
will be in the form of medium density housing and (b) densities 
(units per acre) are slightly higher. 
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assumption is in contrast to our "best estimate" assumption that 
sas charges will likely increase about 50 to 60 percent 
more rapidly than average family income over these periods. 
Consequently, many more families are now likely to live in low 
density housing and fewer in high rise housing. 

Tables F-7 and F-8 outline the projections of housing 
requirements by type and residential land requirements by urban 
place over the 1971-1986 and 1986-2001 periods for Alternative 
Ge 

In our opinion, if some major government initiative was 
forthcoming over the 1971-1986 period which had the effect of 
restricting the growth rate in carrying changes (for a median value 
single-detached house) to that of family income, it would not be 
feasible to achieve the required dwelling mix for the overall 
COLUC Area. That is, the indicated dwelling mix is not attainable 
given the population allocations by urban place provided us by 
the COLUC Support Staff. 

The principal difficulty lies with the proportion of 1971- 
1986 population growth allocated a MeGromloronuo., Et Metro Loronto 
attains the population growth allocated to it by the COLUC Support 
Staff, an unrealistically large number of low density housing units 
would have to be built in Metro Toronto. 

Metro Toronto has been allocated some 45 percent of total 
COLUC Area population growth over the 1971-1986 period. According 
worour) calculations this translates into about 67 percent of total 
COLUC Area new housing requirements over the period. The more 


rapid increase in housing requirements in Metro Toronto is 
F-13 
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attributable to the attractiveness of this area for non-family 
households. 

To illustrate the underlying dilemma, assume for the moment 
that all COLUC Area requirements for high density and medium density 
housing over. the 1971-1986 period are built in Metro Toronto 
(a most unlikely situation). In order for the overall COLUC 
Area to have 44 percent of its total housing requirements in low 
density housing (Table F-7), 25 percent of the units constructed 
in Metro Toronto would have to be low density units. In light of 
the high cost of serviced lots in Metro Toronto and available 
vacant acreage, this proportion of low density housing is not 
practical. The only way for the COLUC Area to get 44 percent of 
its total housing requirements in low density units is to reduce 
the population allocation for Metro Toronto and to increase the 
allocations in outlying areas where this type of housing is more 
likely to be built. 

since it is not realistic for all medium and high density 
_ housing to be constructed in Metro Toronto, Table F-7 allocates 
@ modest amount of these housing types to selected other urban 
places. This results in the need for 30 percent of all housing 
constructed in Metro Toronto between 1971 and 1986 to be low density 
units. Almost 37,000 acres of residential land would be required 
in Metro Toronto over this period (compared to a "best estimate" 


projection of about 15,000 acres). 
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Over the 1986-2001 period, it is projected that at a minimum 
10 percent of housing units constructed in Metro Toronto would 
have to be low density units (Table F-8). Residential land 
requirements over the period would be about 10,000 acres. 

For Alternative C to be implemented then, our calculations 
indicate that about 47,000 acres of new residential land would be 
necdeGuinwicurOmuOrOmvOn.molmce Chas is not a viable proposition, 
two options are available: (a) reduce the population allocation 
of Metro Toronto or (b) reduce the proportion of low density units 
in total COLUC Area housing requirements. The COLUC Support Staff 
requested that we consider the latter option, which is our 


Alternative D. 


Alternative D 

With this alternative the proportion of total housing 
requirements in each period accounted for by high rise housing 
MimuMemOoverai  COLUG Awea as heldguhe same as),in Alternative (C 
but a smaller share of family-type accommodation is in the form of 
low density units and more are medium density units: 


Family-Type Accommodation as Percent of Total 
Housing Requirements 


Low Medium WO GEIL Low Medium Monwans 


Density Density Density Density 
Alternative C yy 10 54 46 15 61 
Alternative D 20 34 54 20 yi 61 
Tables F-9, F-10, and F-11 summarize the Alternative D ey) 
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projections of housing requirements by type and residential land 
requirements by urban place over the 1971-1986, 1986-2001 and 2001- 
maturity periods. Table F-12 summarizesthe projection of total 
residential land requirements over the entire 197l-maturity period. 
In the 1971-1986 period it is projected that under this 
alternative some 17,000 acres of residential land will be needed 
in Metro Toronto (Municipality of Metropolitan Toronto plus 
northern fringe area), about 15,000 acres in the West Sector, 9,000 
acres in East Sector and 3,500 acres in the North Sector. 
In the 1986-2001 and 200l-maturity periods residential land 
requirements in Metro Toronto drop sharply to less than 8,000 
acres and 1,300 acres respectively. Acreage requirements in the 
three sectors over each of these periods generally correspond 


quite closely with the 1971-1986 requirements. 
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Table F-12: ALTERNATIVE D PROJECTIONS OF TOTAL RESIDENTIAL LAND 
REQUIREMENTS BY URBAN PLACE, COLUC AREA, SELECTED 
PERIODS, 1971-MATURITY 


' Gross Residential Acres 
Total Acres i} 


Tee e86— 2001- 1971- Urban Place 
1986 2001 Maturit Maturity 

West Sector GeiMiccEpmCLOMmods) G7Tek7 G25 300 

1. Hamilton 3,852 4650 1,958 10,460 49,000 
2. Burlington 1,435 716 556 210% DO B20 
3. North Burlington 7 2443 LGAs 2,083 9,640 
He Miataieeyal IL 3}5) LALO) ALG) 436 2,800 
5. Oakville 852 ie 67 2 OAC) 4 258 23,680 
6. North Oakville 8 513 3,959 4,480 LOS AO 
7. Mississauga 3,114 3 ST Ik SILI 2 29,560 
Oo iaiealia, Walks 2 (535 527k 1,949 95655 NOM SOO 
Or Madcon 184 528 5 867 4,080 
10. Brampton-Bramalea 1,953 L502 2 Ot5 6.730 ry 320 
ll. Georgetown 500 358 231 1,089 2,920 
East Sector (9,082)  LO,00G) GULLS oSa Oa vse») 
12. North Pickering 1,237 2, 380 2,678 6,295 11,360 
13. South Pickering 1,759 964 1,146 3,869 7-920 
i WA ax 701 896 peters 3,090 10,520 
15. Oshawa-Whitby 5,006 Ba OS 9,925 26,840 
LS, Colwnlows -2 862 3,604 4464 8,760 
17. Bowmanville 368 824 =115 LOY 4120 
18. Audley 12 326 1,694 2 O22 11,600 

52% 

North Sector «3s ) (25.52) (25810) (8,490) 
19. Woodbridge aja 253 ya 598 1,20 
20 Markham 478 182 304 964 3,040 
21. Richmond Hill 1,295 74u are 2,816 5,120 
22. Newmarket-Aurora 1,584 973 ej DDD 4,112 5,040 
23. Metro Toronto L226 L595 I, 28 26,304 154,149 
24. Rest of COLUC Area3,018 BE O50 35 (Sa 25799 (2) 
Total COLUC Area 47,541 42,848 a7 Se 197.728 @) 


wi 


(1) Total acreage includes all built-up and vacant land 
thin each urban place. 
Not available. 
F-11, and COLUC 


Source: Appendix Tables F-9, F-10, 
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